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Executive Summary

The Town of Pepperell requested the assistance of the Northern Middlesex Council of Governments
(NMCOG) in developingtousing Production PlgiPP}Yhat met the ChaptedOB Comprehensive

Permit requirements for affordable housing production in Massachusetts. Through funding proyided
the Department of Housing and Commuynidevelopment (DHCD) under tbeéstrict Local Technical
Assistance (DLTA) program, NMCOG staff esbckosely with the Pepperell Affordable Housing
Committee over the past year to complete this document. Building upon the previous work related to
the Pepperell Affordable Housing Production PlarRir42018 NMCOG staff made presentations to

the Peppeell Planning Board and Pepper8tlect Boar@n the importance of this document to housing
production in Pepperell. ThHeepperelHousing Production Plan for 2020250outlines a housing

LINE RdzOG A2y &OKSRdzZ S (KIF{d | RRESARAS a9 KKISS ORfya2zy X & & @
requirements, as outlined under Chapter 40B, to produce more affordable housifgpmerell

residents.

ThePepperelHousing Production Plan for 262025utilizes population and household projections

prepared by thdJMass Donahue Institute for tHdassachusetts Department of Transportation

(MassDOT). The Donahue Institdeveloped these population and household projections for the

Greater Lowell region &m 2020 througl204Q These projections were based upon a statewide model

that assigns a specific share of population to each Metropolitan Planning Organization (MPO) region and
then to the individual commnities.

A. Comprehensive Needs Assessment

Pepperell residents have a range of housing needs based upon household size, income, household type
and age. The following summarizes the primary findings from the Comprehensive Needs Assessment
section:

Population and Households

 .S06SSY wnnn YR HamnaX tSLIISNBffQa LRLIzZ I GA2Y
11,497in2010¢ KS ¢ 2 gy Q& LJ2 LIdZ% ofithe 201a] pdjblatidnitod tBeyGile Stét
Lowell region.

f Duringthe sam&JSNRA 2 R t SLIISNBf f Q8.19% Betize® RAG aRE2020,y ONB | 4 S
households ar@rojected to increase by 224. The groti rate will then decrease to 4.4%
between 2030 and 2@

f By 204a S LJLIS NX ftibnsiexpkdgetl ddafedch 12,335 residents living in 5/83i@seholds.

1 In 2010, moreltan seventyfour percent (74.2%) of Pepperell's households were family
householdsas compared to 72.6% in 262817.

1 Twoperson households comprised the greatest number of family households at 36% in 2010
and 40.3% in 20:3017.

1 Oneperson householdsornprised the greatest number of nonfamily households at 78.6% in
2010 and 83.6% in 201317.



1 Married households comprised the largest portion of family households at 81.1% in 2010 and
79.6% in 2012017, while householders living alone comprised 78.6%88m6% of nonfamily
households in 2010 and 202®17 respectively.
T t SLIWISNBtfQa LRLZA FdA2y AaNBEANPASY i BRA MROWGA 2F3
population in 2010 and 20.4% in 202817. By 2040 residents aged 60 and above will
represent 22.1% of the total population with a 48.6% increase between 2010 and 2040.
1 Between 2012/2013 and 2018/2018chod enroliment decreased by 124 Enroliment
projections between 2019/2020 and 2028/2029 reflect a 2.1% decrease in total enroliment to
2.9 students in 2028/2029.

Income

1 Median household income in Pepperell increabgd38.2% between 1999 and 202817,
which is comparable to th€reater Lowell region and the nation, but less than the state and the
surrounding communities (Ayer, Groton, Shirley and Townsend). When adjusted for inflation,
t S LILISRianthdusehold income decreaseda®p.

1 Median family and per capita incomesRepperell increased byl% andb9.1% respectively.
2 KSy |R2dza SR F2NJAYTFElIGA2Yy T t SLIISNBtf Qa YSRAL
comparable to the nation-8.7%). The Greater Lowell and surrounding communities, as well as
the Commonwealthhad positive median family incomes when adjusted for inflation. When
FR2dza 0 SR F2NJAYTFElIGA2Yy T t SLIISNBff Qa LISNI OF LIAG L
to the surrounding communities.

1 Pepperell Households earning $100,000 or more increased #2.9% in 1999 to 44.2% in
20132017, which represented an increase of 218.1%.

1 In 20132017, 674esidents,or 5.8% of the town's population, werkving in poverty. More than
sixty percenbf those living in poverty were between the agesl8fand 64 §3.4%),24.5% were
youth under the age of 18, ari?.2% wereé5years of agend older.

Housing Production, Sales and Costs

1 The majority of housing units in Pepperell are siHglaily, detached homes, which comprised
74.6% of the housing stodk 20132017. Nearly 8@of all housing units we owneroccupied.

1 Between 2010 and 2019, 1®iilding permits were issued f@0Q4residential units. The number
of residential building permits issued was highes2016 (40) and lowest in 2015 (12).

1 Between 201and 2019, residential sales peaked in @ahd 2017 with 139 singlamily
homessold,while condominium sales peaked at 26 in 2019.

1 The median sales prices for singgenily homes increased by 55% between 2012 and 2019,
while the median sales pricesrfoondominiums increased from $125,100 in 2012 to $258,625
in 2019, or by 106.7%.

1 In20132017, 943pwner-occupied households in Pepperg@t 27.7%)were considered
moderately burdened by their housing costs, paying more than 30% of their income ondnousin
costs. More than a third of renters (34%g@re considered moderately burdened by their
renting costs.
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B. Addressing Local and State Affordability Goals for Housing Production
In order to address thaffordablehousing needs in Pepperell, the follmgigoals were developed by
the Affordable Housing Committee. These gdmigd upon the goals in thBepperell Affordable
Housing Production Plan for 202018and the recommendations in the draft Housing Chapter of the
2020 Master Plan. These goals ammmarized in Section Il of the HPP
1. Provide a variety of housing opportunities that serve all segments of the community, especially
those bebw 80% of the area median income (AMI)
2. Ensure new housing development is consistent with the rueaidentialand historic character
of the town, and sustainable use of natural resources
3. Provide a range of housing, including rental, home ownership, and other occupancy
arrangements, if any, for families, individuals, persons with special needs and for seniors.
4. Adopt the Community Preservation Act (CPA) to support affordable housing initiatives.
5. Establish the Affordable Housing Trust (AHT) to consolidate funds to support affordable housing
activities.
6. Develop supportive rental housing o#lbedroom units for verjow income households,
including seniors and residents with disabilities, to enable them to age in place, as well as
congregate housing to act as transitional housing for vulnerable populations (senior, disabled,
veterans).
7. Adopt an Inclusionary Zoning by that makes all affordable housing deed restrictions
permanent, and contains a unit threshold requiring that 25% of the units be affordable.
8. 9yada2NB UGKFIG FF2NRIO6fS K2dzaAy3d RS@OSt2LIVSy
Sustainable Development Principles (§égurel8).
9. Update the zoning bylaydevelopment review processes and permitting policies so they are
clear and consistent.

C. Strategies to Address Housing Needs and Increase Production

In order to implement the goals identified previously, strategies to address the housing needs of the
community have been developed. These strategies are designed to increase and improve housing
opportunities in Pepperell, particularly subsidized housing. The strategies are summarized below and in
Section Il

Maintain Existing Housing and Expand Housing Opportunities

1. Restore the effort to achieve the 10% Affordable Housing Goal.

Be proactive imonitoring and maintaining existing affordable housing units.

3. Coordinate the activities of the Affordable Housing Committee, Planning Boelett Board
and Zoning Board of Appeals to achieve consistency in the interpretation and administration of
affordable housing requirements.

4. Utilize the Pepperell Affordable Housing Committee to oversee the implementation of the
DHCDBapprovedPepperelHousing Production Pldar 2021-2025as a management tool to
develop newhousing opportunities in meetingthe2 6 y Qa | yydzr t K2dzaAy 3

5. Utilize the Pepperell Affordable Housing Committee, the Pepperell Housing Authority, and non
profit developers, such as the Coalition for a Better Acre, Common Ground Development

N
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10.

11.

12.

Corporation, Inc. and Habitat for Hamity to develop local affordable housing development
capacity.

Encourage raise or redevelpment of underutilized property (e.g. historic, municipal, blighted
or vacant) as appropriate and consistent with the housing goals and sustainable development
principles.

. Examine the current bylaw related to tax title properties to see if they may be developed into

affordable housing, as appropriate and consistent with the housing goals and sustainable
development principles.

Document the specific needs of Pepperell veterans and construct affordable veterans housing
units that meet those needs. Organizations like Yfeerans Northeast Outreach Cengand the

f 20 f + gt &ibe yadsulted for housing assistance.

Examine opportunities available under the ChapteR&mart Growth Overlay District,
particularly under the Starter Homes program. Utilize other tools, such as Inclusionary Zoning
FYR & FNRSYRE & dopniertd td ilicieds$e thessupplyRoSafididable housing.

Monitor the level of affordable housing development under the Open Space Residential
Development Bylaw.

Work with State agencies and other stakeholders to develop group homes to provide supported,
supervised living arrangements include congregate housing for veterans, and disabled
individuals with physical and mental disorders.

Utilize theAffordable Housing Trust (AHT) to partner with the Affordable Peppédaeising
Committee the MassHousingaPtnership, and nosprofit developers to produce neighborhood
friendly affordable housing developments.

Policies, Programs and Services

Evaluate and revise existing development regulations and guidelines for fairness and efficiency

through the developmenof an Affordable Housing Permitting Guide to assist applicants in

navigating the review process.

Working in conjunction with the Planning Boa8#&lect BoardZoning Board of Appeals and

other town committees and boards, build upon the approved zoclmgnges so as to provide

more affordable housing opportunities, such as through special permits for-faaiily units,

accessory apartmes, and retirement communities.

Develop an Inclusionary Housing Bylaw to encourage development of new housing that is

affordable to low and moderatencome households. Model Inclusionary Housing Bylaws can be

found at: http://www.mass.gov/envir/smart_growth _toolkit/bylaws/Bylaw.pdf

Examine the use of Community Preservation Funds to support affordable housing development

with a focus on the following programs and services:

1 Community education regarding affordable housing programs;

f FirstiAYS K2YS 0dz2SNRA& FaaAradalyOS LINPINIYT

i Rental asstance;

1 Renovation and sale of properties as affordable unit(s) from town tax lien properties
acquired;
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http://www.northeastveterans.org/
http://www.mass.gov/envir/smart_growth_toolkit/bylaws/IZ-Bylaw.pdf

9 Purchase of property for use as an affordable housing development;
Provide betterment to donated buildings and/or land fege ofaffordable housing; red
9 Partnerships with private developers and public agencies for affordable housing initiatives
that address the housing needs of the community.
Support legislative and/or regulatory reforms at the state level that recognize the efforts of
communities like SLILISNBt €t (G2 LINBFOGAGSE e LINBPODARS Go2N] 7
80-120% of the area median income (AMI), in addition to current effeufsporting households
earning below 80% of the AMI.
Adopt local selection preferences that are consistethdidHCD Affirmative Fair Housing
Marketing Plan (AFHMBuidelines and all applicable State and Federal l@gslations. The
project will pstify the extent of the local preference (the percentage of units proposed to be set
aside for local preferencehut in no event will a local preference exceed 70% of the (affordable)
units in a project.
1 Allowable Preference Categories
(1) Current residents: A household in which one or more members is living in the city or
town at the time of application. Documentation of residency should be provided, such as
rent receipts, utility bills, street listing or voter registration listing.
(2) Municipal Employees: Employees of the municipality, such as teachers, janitors,
firefighters, police officers, librarians, or town hall employees.
(3) Employees of Local Businesses: Employees of businesses located in the municipality.
(4) Households ik OKAf RNBY |GdSyRAy3a GKS t20FltAdleQa

=

Education

Provide affordable housing training and educational opportunities to local Board and Committee
members and staff, including the Affordable Housing Committee. These traippugtunities

could include updates on current policies to support affordable housing (i.e., the Comprehensive
Permit Guidelines) and any revisions to state law or regional opportunities. This will allow
boards and committees to provide guidancethe dewelopment communityto improve the

guality of proposals and result in a more expedited permitting process.

Increase public awareness of and support for affordable housing through increased outreach
and public education.

Utilize resources available througiire MassHousing Partnership and work with local financial
institutions and the Merrimack Valley Housing Partnership to encourage home ownership of
affordable housing units.

Provide education programs on housing rehabilitation.

Funding

Pursue the purchasef units and provide a subsidized bdgwn on the purchase price to

qualified firsttime homebuyers.

5SSt 2L t 20t LI NIYSNRBRKALIA ¢ A (idtiveR®@adnt(1I2AIS NA (0 2
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3. Seek funihg for a pilot project for the development of affordable housing that achieves LEED

certification.
4. Research federal and state grant opportunities for the enhancement of affordable housing
AYyOf dzZRAY3AY |!'5Qa | 2dAAY 3T TedninkyFcosomRSNI & 6{ SO

Development Assistance Corporati(@EDAC) andeighborworks CapitdNWC).

Regional Coordination

1. Participate in a Regional Housi@gmmittee to create a Regional HousingHtar the Greater
Lowell region and work with the towns of Ashby, Ayer, Groton, and Townsend to address
common housing issues.

2. Work with nonprofit entities, such as th€ommon Ground Development Corporatj@n
subsidiary of Community Teamwork, Inc., and the Coalition for a Better &uwdeHabitat for
Humanityto develop and manage affordable housing projects.

3. Collaborate with other communities to promote §tiiTime Homebuyer Program opportunities
in the region and State to make existing homes more affordable.

4. wSaSIFNDODK YR LINRPY23GS C2NBOf2adzNB ! aaradaglyosS tN
Homeowners Loan Program (EHLP) or Community Teamwork, Inc. to hedp\woers avoid
foreclosure and maintain strong residential neighborhoods.

D. Housing Production Plan Implementation Requirements

Section Il of the Housing Production Plan describes the characteristics preferred for affordable housing
in Pepperell, theoning changes that would be needed to be made in order to generate more affordable
housing and the specific locations in the community that have been identified as potential subsidized
housing sites.

To meet the State's requirements for developing a Hagi$®roduction Plan, the Town identified private
and public parcels with the potential for future affordable housilmyelopment. Twentfive (25
privately-owned and eight (8) publicatywned sites were identified through this process. It is
anticipatedthat between180 and 235new housing units could be developed on the identified sites. The
list of potential housing sites will be utilized as a guide in implementing the Housing Production Plan.


http://www.cedac.org/index.html
http://www.cedac.org/index.html
http://www.neighborworkscapital.org/
http://www.comteam.org/commonground.htm

Draft
Introduction

A. Overview of HousingProduction Plan
The development of housing that is accessible and affordable to people with a range of incomes,

household characteristics, and demographic qualities is critical to successful and sustainable community
planning. The Massachusetts Comprehensive Permit Law (Chapter 774 of the Acts of 1969, a.k.a.

/| KFLWSNI nn. 2F GKS al aal OKdzaSidda DSYySNIf [l gao0x
and improve the regional distribution of lewr moderateincome housig by allowing a limited

override of local requirements and regulations which are inconsistent with local and regional affordable
K2dzaAy3d ySSRaé¢ 051/ 5 HAnpO D 2 KAfS YlIyed NBaARSyila
options, housing developmenfgoposed visa-vis the Comprehensive Permitting process are often

controversial.

(V)]

The development and approval of a local Housing Production Plan (HPP) is an integral component of
achieving safe harbor status from Comprehensive Permit/Chapter 40B miggndMassachusettsThe
Massachusetts Department of Housing and Community Development (DHCD) définesiag

Production Plan (HPP) as:

a! O2YYdzyAideua LINBFOGAGS adGNIGS3ae F2NI LI I yyAy3
a strategy to enablé& to meet its affordable housing needs in a manner consistent with the
/ KFLIWISNI nn. adlddziS FyR NB3AdzA I dA2yaT | yR LINERA

To qualify for approval from DHCD, an HPP must contain three main components: a Gamsjweh
Needs Assessment; Affordable Housing Goals and Strategies; and Implementation Strategies. The
purpose of the Comprehensive Needs Assessment section is to determine the community context,
which relies on demographic, community development (zonindjiafrastructure), and economic data
to assess the extent to which housing needs match the existing housing stock in the community.

The Affordable Housing Goals and Strategies component determines the appropriate housing mix for
the community, paying |tial attention to local and regional needs. This section also sets the minimum
affordable housing production goal, as determined by the total number of-seard housing units in

the most recent decennial Census. According to recent revisions to #eC0B requirements, the
minimum annual affordable housing production goal is greater or equal to 0.5% of theoyeat

housing stock.

Finally, the purpose of the Implementation Strategies section of the plan is to identify potential growth
areas ad zoning districts, target specific sites for the production of affordable housing, assess
municipallyowned land to develop into mixeghcome housing, and identify regional housing
development collaborations.



Once approved by DHCD, an HPP is valid for five years. Additionally, communities may apply to have

their HPP certified by DHCD. A community will be certified in compliance with an approved HPP fif,

during a single calendar year, it has increased its nurablew- and moderateincome housing units by

at least 0.5%. Certification lasts for one year if the community has increased its Subsidized Housing

Inventory (SHI) units by 0.5%, and two years if it has increased the number of SHI units by 1.0%.

Accordirg to Chapter 40B, once a plan has been certified, the local community has greater power in

controlling new residential development because a decision by the Zoning Board of Appeals to deny a

/| 2YLINBKSYaA@S t SNYAG | LILX A OIIMK2 yf 2000 fff Yy REZY &ASR /M
%. 1 Qa RSOAAA2Y ¢2ddZ R 0S dzZLKSfR o0& 51 /5Qa | 2dzAaAy3

B. Defining Affordable Housing

There are several definitions of affordable housing in the United States depending on whether one

utilizes FederalioState criteria. The United States Department of Housing and Urban Development

(HUD) considers housimgfordableA ¥ K2 dzaAy3 O2ada R2 y2( SEOSSR omx:
For rental units this includes gross rent plus utilities, whereas fareoghip units this includes the cost

2F Y2NIL3IF3IST LINRLISNIE GFES&aZ YR AyadaNI yoSeo | 002 N
pays more than 30% of its income on housialted costs, it is considerdnirdenedby housing, and

households spading 50% or more of their income on housing are considees@rely burdened

Another measure of housing affordability is basedA@aa Median Income (AMI)AMI calculations are
the most popular way of prioritizing households for affordable housingodppities. According to

HUD extremely low incomeharacterizes households earning 30% or less then yéW;low income
households earn between 31% and 50% of AdV;incomehouseholds earn between 51% and 80% of
AMI; andmoderate incomdouseholds ear between 81% and 100% of AMI.

At the state level, DHCD counts a housing unit as affordable if it is subsidized by state or Federal
programs that support lowand moderate income households at or below 80% AMI. Generally
speaking, programs that subgid rental units target households earning within 50% or 60% AMI, and
first-time homebuyer programs apply income limits of up to 80% AMI.

NBER dF F¥F2NRI

(s}

' VRSNI / KFLIGSNI nn. = K2daAy3d Aa O2yaAR

1. The unit(s) must be padf a subsidized development built by a public agency; non
profit, or limited dividend corporation;

2. Atleast 25% of the units in the development must be incaewtricted to households
SIENYAY3 Xyms: lalL |yR KIF@S NBY élx(deteimBedLINA OS a
by AMI). Affordability restrictions must run in perpetuity unless there is demonstrated
justification for a shorter term;

3. The development must be subject to a regulatory agreement and monitored by a public
agency or nosprofit organization and

4. Project sponsors must meet affirmative marketing requirements.



If Pepperelhas achieved certification within 15 days of the opening of the local hearing for the
Comprehensive Permit, the ZBA shall provide written notice to the Applicant, with a&®#yCD, that

it considers that a denial of the permit or the imposition of conditions or requirements would be
consistent with local needs, the grounds that it believes has been met, and the factual basis for that
position, including any necessary supipg documentation.

If the Applicant wishes to challenge the ZBA's assertion, it must do so by providing written notice to the
Department, with a copy to the Board, within 15 days of its receipt of the ZBA's notice, including any
documentation to supporits position. DHCD shall thereupon review the materials provided by both
parties and issue a decision within 30 days of its receipt of all matefiais ZBA shall have the burden

of proving satisfaction of the grounds for asserting that a denial ora@bmwith conditions would be
consistent with local needs, provided, however, that any failure of the DHCD to issue a timely decision
shall be deemed a determination in favor of the municipality. This procedure shall toll the requirement
to terminate the fearing within 180 days.

C. Data Sources and Definitions

ThePepperelHousing Production Pldar 2021-2025 relies on a variety of data sources including, but

not limited to, the U.S. Census, the American Community Survey (ACS), the U.S. Department gf Housin
and Urban Development (HUD), the U.S. Department of Health and Human Services (HHS), the
Massachusetts Department of Transportation (MassDOT), the Department of Housing and Community
Development (DHCD), and NMCOG. The two main survey tools used itgdudst Census and the
American Community Survey (ACS).

It is important to note that differences in sampling methodology, terminology, and timeframe can make
it difficult to compare one source to another. For instance, one key difference between thEdhsus

and the ACS is that the Census samples every individual in a community, whereas the ACS samples a
subset of the community. This is because the Census strives to panidesof people for the purpose

of Congressional apportionment, whereas theSA€ designed to measure the social and economic
characteristicof the U.S. population, which can be achieved through estimates.

These differences in sampling methodology mean that some values, such as the number of households

in a community, are repoed differently in the ACS versus the census. More accurate household

numbers are available through the Census, because it samples everyone in a community. However, ACS
numbers still hold value because the survey asks a wider variety of questions. Informathousehold

income, for instance, is only available in the ACS, and was not requested as part of the 2010 U.S. Census.
Another key difference between the Census and the ACS is that the Census collects data once every 10
years, whereas ACS data ardlexted continuously. Typically, data from the Census are collected

between March and August in a single year, whereas data from the ACS are collected each month and
reflect conditions throughout the year.



Furthermore, there are differences in questiomgdaerminology across the Census and the ACS. For
example, the Census Bureau introduced a new set of disability questions in the 2008 ACS Questionnaire,
which makes comparisons of disability data from 2008 or later with prior years quite difficult. \iéhin

HPP there will be an attempt to minimize any confusion about these data sources and to note where

two different data sources are being used. Comparison across data sources is avoided whenever
possible. When comparison is unavoidable, the HPP will ilbesany caution that should be taken.

In addition to these various data sources, it is important to clarify the definitions for terms, such as
housing unithouseholdandfamily. The U.S. Census Bureau utilizes the following definitions:

Housing Unitg A house, an apartment, a mobile home or trailer, a group of rooms, or a single
room occupied as separate living quarters, or if vacant, intended for occupancy as separate
living quarters. Separate living quarters are those in which the occupants liasaseg from

any other individuals in the building and which have direct access from outside the building or
through a common hall. For vacant units, the criteria of separateness and direct access are
applied to the intended occupants whenever possibiegéneral the termhousing unitsefers

to all the residential structures in the community.

Household; A household includes all the people who occupy a housing unit as their usual place
2F NBaARSYyOS® ¢KS (GSNY aK2dzaSK2f Raé¢ AyOf dRRSa

Familyc A group of two or more people who reside together and who are related by birth,
marriage or adoption.

For other definitions, consult the U.S. Census Bureau web page\atcensus.gov



http://www.census.gov/

I.  Comprehensive Need&ssessment

The Comprehensive Needs Assessment includes a Demographic Analysis and a Housing Stock Analysis.

The demographic analysis involves a discussion of population, household types, age cohorts, school
enrollment, race, ethnicity, disabled communignd income. The housing stock analysis provides an
analysis of unit types, tenure, new residential development and housing market conditions. It also looks
at housing affordability, gaps between existing housing needs and current supply, and affordable
housing effors in Pepperell

A. Demographic Analysis
The Demographic Analysis provides an overview of the demographic changes that have occurred in

Pepperellsince the publication of th20142018Town of PeppereAffordable Housing Production Plan
Usingdata from the U.S. é€sus on household, age, race, ethnicity, disability, and income, this section
analyzes past, currennd future demographics in Pepperell in orderpredict future population

changes andb inform the Housing Needs section of this plarhroughout the Comprehensive Needs
Analysis, Pepperell is compared to the Greater Lowell region, as well as the immediate surrounding
communities. The surrounding communities include Ayer, Groton, Shirley and Townsend, while the
Greater Lowell region atudes Billerica, Chelmsford, Dracut, Dunstable, Lowell, Tewksbury,
Tyngsborough and Westford in addition to Pepperélliditional data is available the Housing chapter
of the 2020 Updated Pepperell Master Plan

1. Population

According to the2010 U.S. Census, Pepperell had a population of 11,497 residents residing in 4,197
households.Over the last few decades, the population in Pepperell, as well as in the Greater Lowell
region as a whole, has increased steadily. According tRRdggonal Bategic Plan for Greater Lowell

(2011), between 1960 and 2010, the population in the region grew by 70% from 169,403 to 286,901 in
2010 or an average of 14% per decade. Similarly, accordingtothe Y.8. @8 = t SLIISNBf f Qa
increased by about 62%etween 1960 and 2010, with a growth rate of 10% in 20bls was similar to

the surrounding communities, which experienced an 11.8% growth rate in 2000.

Table3: Actual andProjected Population (2012040

Year Pepperell Surrounding Communitie's Greater Lowell Region
Populatlon Growth Population Growth | Population | Growth Rate
Raté? Rate?

2010 11,497 3.2% 34,210 56% 286,901 2.0%
2020 12,295 6.9% 35,140 27% 299,617 4.4%
2030 12,354 0.5% 35,730 1.7% 298,889 -0.2%
2040 12,335 -0.2% 36,280 3.2% 295,061 -1.3%

Source2010U.S Censusnd 2020, 2030 and 2040 projections developed by the Mass Donahue Institute for
MassDOTL. Surrounding communities include Ayer, Groton, Shirley and Townsend.
2. Growth rate aplies to the period2000-2010, 20162020,2020-2030 and 203040

LJz



t S LILISpeBubatiortyeowth, as well as that of the region, has sloveince 2000Peppef f £ Qa 3INR 6 (i K
rate decreased to 3% in 2010, while the regnal growth rate decreased td?2 (Tale 1). The growth

NI S F2NJt SLILISNBtt Qa adzNNE dzy RA yGowtd 2aiéfaizifothi A S& o a
Pepperell and the region as dole are expected to increase between 2010 and 2020, but decrease

from 20202030 and 2032040, actually losm population between 2030 and 2040. The surrounding
communities will experience 3.2% growth between 2030 and 20M@ssDOT projections indicate that

t SLIISNBf f Qa LJ2 Lddzt | ( A shofe thiannf’sf 20/ yiakASa GNSS/FIAT 28y Q02 YULANAAI &E S

2. Houselolds and Household Types

According to the U.S. Census Bureau, a household consists of all the people who occupy a housing unit
(e.g. house, apartment, single room). A household includes the related family members and all the
unrelated people, if any, su@s lodgers, or foster children who share the housing unit. A person living
alone in a housing unit, or a group of unrelated people sharing a housing unit, is also counted as a
household. The household count excludes group quarters.

Household growth ratein both Pepperell and the Greater Lowell region experienced adibown

between 2000 and 2010. Yet, household growmtiPepperelis expected to increase from 9.1% in 2010

to 22.4% in 2020. The household growth rate in the Greater Lowell region wéthéscat a slightly

lower rate from 4.7% in 2010 to 11.8% in 2020. Within the surrounding communities, the growth rate

will increase from8.3% in 2010 to 13.9% in 2020. Household growth in Pepperell is expected to

Increase between 2020 and 2030 (11.4%%) then decline to 4.4% between 2030 and 2(0Aable 2).

This iggreater than the regional household growth rathichare expected to decrease from 4.5% to

> 2@0SNJ 0KS alyYS GAYSTFNIYSD {AYAEFN (2 GKSQo LI Lz |
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Table4: Total Number of Households (2032D40)

Pepperell Surrounding Communiti€'s Greater Lowell Region

Year
Households CLgsiin Households Sl Households | Growth Rate
Rate? Rate?

2010 4,197 9.1% 12,375 8.3% 104,022 4.7%
2020 5,136 22.%% 14,094 13.9% 116,271 11.8%
2030 5,720 11.%% 15,548 10.3% 121,559 4.5%
2040 5,973 4.5% 16,423 5.6% 122,740 1.0%

Sources2010U.S Censusnd 2020, 2030 and 2040 projections developed by the Mass Donahue Institute for
MassDOTL. Surrounding communities include Ayer, Groton, Shirley and Townsend.
2. Growth rate aplies to the period2000-2010, 20162020,2020-2030 and 203040

Households are divided into two categories: family and nonfamily. In a family household, those who
occupy a housing unit are related by birth, marriage or adoption, whereas in a nonfamily household,
those who occupy a housing unit are not related (e.gmowtes). According to the 2010 U.S. Census,



family households compriseapproximately three quarteré74.2%)f all households in Pepperell (Table

3). This figure declined to 72.6% according to the 20037 American Community Survey.

Table 3:Household Type (2010 and 202®17)

Household Type

Family households 3,116
Nonfamily households 1,081
Total 4,197

74.2
25.8
100.0

Source: 2010 U.S. Census and 280087 American Community Survey

3. Head of Household Age Distribution
¢tKS ! ®o{® / Syadza Ifaz
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3,156 72.6
1,190 27.4
4,346 100.0
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households. In 2010, the majority head of households in both family and nonfamily houselso&ls w
between the ages of 35 and 64 (Table 4). More than 78% of head of households in family households

2010 20132017

and 56.7% head of households in nonfamily households were in this age category.202F1Be 34

years and under and 65 and older age groups for fahduseholds increased from 2010, whereas the
35-64 age group decreased by 6%. Within the nonfamily households, the 65 and older category

increased by more than 6%, which reflects the aging population in Pepperell.

Table 4: Head of Household Age Dibtrtion (2010 and 2012017)

Family households

34 Years and Under 273 8.8 343 10.9
35-64 Years Old 2,438 78.2 2,278 72.2
65 Years and Older 405 13.0 535 17.0
Total 3,116 100.0 3,156 100.1
Nonfamily households

34 Years and Under 146 13.5 127 10.7
35-64 Years Old 613 56.7 621 52.2
65 Years and Older 322 29.8 442 37.1
Total 1,081 100.0 1,190 100.0

Source2010 U.S. Census and 2€ARL7 American Community Survey

Thebreakdown of head of houselfds by age group is shown on the next pagEigures 1 and 2.

idKS



Figure 1: Family and Nonfamily Households by Age : 2010
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Source: 2010 U.S. Census

Figure 2: Family and Nonfamily Households by Age : 28087
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Source: 2012017 American Community Survey

4. Household Size

Information fromthe U.S. Censéisk 2 g4 t SLIISNBf f Qa K2 tdmn®kset Ra GSyR
communities The average household size for Pepperell decreased from 2.89 persons in 2000 to 2.74

persons in 2020Family householdtypically contain twefour people and only 11% of family

households contaired five or more peoplén 2010(Table 5).This figure decreased slightly to 11% in

20132017 according to the American Community Survey.



Table 5: Household Sizd=amily and Nonfamily (2010 and 202917)

HouseholdSize- 2010
Household Type
Total

Family Households

Number in each category 0 1,122 786 744 313 94 57 3,116
% in each category 0 36.0 25.2 23.9 10.0 3.0 1.8 74.2
Nonfamily Households

Number in each category 850 207 16 7 1 0 0 1,081
% in each category 78.6 191 1.5 0.6 0.1 0 0 25.8
Total 850 1,329 802 751 314 94 57 | 4,197

Household Size 20132017

Household Type
o Total

Family Households

Number in each category 0 1,271 588 820 306 112 59 3,1%
% in each category 0 40.3 18.6 26.0 9.7 3.5 1.9 72.6
Nonfamily Households

Number in each category 995 195 0 0 0 0 0 1,190
% in each category 83.6 16.4 0 0 0 0 0 27.4
Total 995 1,466 588 820 306 112 59| 4,346

Source: 2010 U.S. Census and 20087 American Community Survey (ACS)

Twao-person households comprised the largest group in family households for 2010 (36%) and 2013
2017 (40.3%). Within the nonfamily household category, the largest group was theeosen

household comprising 78.6% in 2010 and 83.6% in-20013. Thesedures indicate that théousehold
size has not become more diversified, although there has been a slight increase ipdtsod, 6

person and 7-person family households between 2010 and 2@0D37. Within the nonfamily
householdsthe only housing choés in Pepperell are-fierson and Zoerson householdg there are no
3-to 7+ households available.

5. Household Characteristics

2 KAfS tSLIISNBftQa K2dzaaAy3a aa201 Aa yz2iad 0SO2YAy3
diverse. Married couples decresbfrom 2,527 households in 2000 to 2,513 households in 2013,

reducing their overall share from 81.1% to 79.6% (Table 6). The percentage of married couples with
related children under 18 years decreased from 45.2% in 2010 to 41.3% i¥2Q013 Mad

householders without a spouse have decreased by 24.7% from 190 households in 2010 to 143
households in 201:2017. Female householders without a spouse increased from 399 households in

2010 to 500 households in 202817, or by25.3%.

Within the nonfanily households, householders living alone increased by 17.1% from 850 households in
2010 to 995 households in 202®17. Householders 65 and older living alone increased at an even
greater rateq 43.7%- from 302 households in 2010 to 434 householdsdh®2017. This trend may

indicate an increase in the number of Pepperell residents who choose to live with roommates, which
may be due to economic necessity. These trends indicate giegimn and married couples without

9



children are becoming more pronent. This could be due to a variety of factors including an aging
population whose children have moved out of the home, married couples choosing not to have children
and increases in the divorce rate.

Table 6: Household Characteristics (2010 &@132017)

2010 20132017

riousEnot TYPe
Family households \ 3,116 | 74.2 | 3,156 | 72.6
Married ¢ couple 2,527 81.1 2,513 79.6
With related children under 18 years 1,141 45.2 1,038 41.3
No relatedchildren underl8 years 1,386 54.8 1,475 58.7
Male householder, no spouse 190 6.1 143 4.5
Female householder, no spouse 399 12.8 500 15.8
Nonfamily households 1,081 25.8 1,190 27.4
Householders living alone 850 78.6 995 83.6
Householders 65 and older liviagpne 302 35.5 434 43.6
Householders living with others 231 21.4 195 16.4

Total Households 4,197 100.0 4,346 100.0 |

Source: 2010 U.S. Census and 20087 American Community Survey

The growth and prevalence of nontraditional househdidisig alongustifies the need to provide a

variety of housing types that do not fit within the traditional, market rate, detached sifagtély home

model. In particular, this data indicates the importance of providing smaller, affordable dwelling units
especially for those residents who need to live with a roommate due to economic necessity. In addition,
FdzidzNBE K2dzaAy3 GelLlSa ogAff ySSR G2 FO0O0O2YY2RIGS NBa
In addition to a diverse supply of housingeénms of size and structure, a range of affordability options

are needed for households and families who cannot afford to pay market rate prices. These options will

be further explored in the Housing Needs section of this report.

6. Age Cohorts

In order todetermined KS (&LJSa IyR OKINIOGSNrRadtAaAOa 2F t SLILISNB
important to analyze the age distribution trends of the population and then consider how the projected
population will break down by age group over the next 20 ye&stween 2010 and 201317, the

overall population increased by 4.8% (Table 7). The age groups with the greatest increase in population

were the 2534 (47.6%), 75+ (33.7%) and B0 (31.8%) age cohorts. Those age groups with the largest
decrease in ppulation were the 3544 (21.8%) and 149 (19.3%) age cohorts. These figures reflect

GKS ySSR FT2NJ Y2NB &aSyA2NJ K2dzaAy3dx aadl NISNI K2YSat¢
new families. The comparison of the change in age cohorts between 2@1204 3 is summarized in

Table 7 and Figures 3 and 4 on the next page.
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Table 7: Age Distributin of Pepperell Residents (2010 and 262317)

| 200 | 20132017 | PercentChange]

A98 SrOupS
0-9 years 1,376 12.0 1,613 134 171
10-19 years 1,830 15.9 1,476 12.2 -19.3
20-24 years 638 5.5 635 5.3 -0.5
25-34years 953 8.3 1,407 11.7 47.6
3544 years 1,601 13.9 1,252 104 -21.8
4559 years 3,235 28.1 3,200 26.6 -1.1
60-74 years 1,392 12.1 1,835 15.2 31.8
75+years 472 4.1 631 5.2 33.7
Total Population 11,497 99.9 12,049 100.0 4.8

Source: U.S. Census for 2000 and 2010; totals may not sum due to rounding.

Figures 3 and #eflectthe age distribution information for 2010 and 202817 in a pie chart format.

Figure 3: Age Distribution of Pepperell Residents: 2010
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Source: 2010 U.S. Census

Figure 4: Age Distribution of Pepperell Residents (2@03.7)
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The UMass Donahue Institute developed population projections for 2020, 2030 and 2040 on behalf of
MassDOT. NMCOG broke down those population projections by age cohort based upon the
MetroFuture analysis of the regional population. Table 8 reflects tbgeptred age distribution of

Pepperell residents for 2020, 2030, and 2040 and then shows the percentage change between 2010 and

2040. While the overall population is projected to increase by 9.2% between 2010 and 2040, there are
significant differences wiih specific age cohorts. The greatest population increases by age group were
in the 75+ (57.6%), 604 (45.5%), ® (29.7%) and 384 (29.7%) age cohorts, while the largest

decreases were in the 284 (15.8%), 459 (15%) and 224 (12.7%) age cohorts.

Age Groups

0-9 years

10-19 years
20-24 years
25-34years
3544 years
4559 years
60-74 years

75+ years

Total Population

Source: Projections developedthg UMass Donahue Center for MassD@\ge cohorts based upon the
MetroFutureanalysis of the regional population.

These trends developed by the UMass Donahue Center indicate the population in Pepperell is aging,
thus increasing the need for senior housing. The projected population growth in Pepperell, especially
the increase irthe senior populationhas important implications for housing planning and development

1,610
1,718
593
914
1,599
3,159
1,672
383
11,648

13.82
14.75
5.09
7.85
13.73
27.12
14.35
3.29
100.00

1,709
1,736
541
821
1,920
2,823
1,866
546
11,962

Table 8: Projected Age Distribution of Pepperell Residgi2820 ¢ 2040

2020 2030 2040 Percent Change
2010-2040

14.29
14.51
4.52
6.86
16.05
23.60
15.60
4.56
99.99

1,785
1,815
557
802
2,076
2,749
2,025
744
12,553

14.22
14.46
4.44
6.39
16.54
21.90
16.13
5.93
100.01

29.7
-0.8
-12.7
-15.8
29.7
-15.0
45.5
57.6
9.2

In addition to a general need for more housing units, special attention should be ptid hmusing
needs of seniors. This Housing Production Plan will consider these unique housing needs as it develops

a framework for housing production in Pepperell over the next five years.

7. School Enrollment and Projections
School enroliment trends are@NXzO A | £
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trends. An analysis of school enrollment trends helps frame a discussion of the potential future impacts

of population change on the school system and Town and helps better plan for thinpomeeds of the
Town. The results of the analysis are useful in formulating an affordable housing strategy that is
sensitive to these changes over time.

Pepperell, along with the towns of Townsend and Ashby, is a member of the North Middlesex Regional
School District. The district provides threehools for Pepperell children and these students comprise

48.4% of the entire District enroliment:

1 Varnum Brook Elementary School (K to 4)
T Nissitissit Middle School (4 to 8)

12
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1 North Middlesex Regional High Sch(®to 12).

The school district administers each of these schools. The other two towns in the district also have local
elementary schools, but all three towns share the North Middlesex Regional High School.

TheNashoba Valley Technical High Schmw&Vestfordis the region's vocational high school, serving
students from Pepperell and the towns of Ayer, Chelmsford, Groton, Littleton, Shirley, Townsend, and
Westford. There are also charter schotitensed by the Commonwealth of Massachusetts, available

to students in grades-I2. Pepperell students attend one of three charter schools: the Francis W.
Parker Charter Essential School in Deyé&msovation Academy in Tyngsboroumtid the North Central
Essential Charter School in Fitchburgpperell students also attend Lawrence Academy in Groton,
Bishop Guertin in Nashua, and the Academy of Notre Dame in Tyngsborough.

According to theNorth Middlesex District dzLJIS NA vy (i Sy RSy (i Q denrallfeitha3 Setlindddzo f A O
since 2012/2013 for all age groupl&5 students have decreased by 20.2% between 2012/2013 and
2018/2019, while the @ grade students-{3.9%) and 42 grade students-16.9%) have experienced

smaller declines as shown in Figure 5

Figure 5: North Middlesex Districdchool Enrollment (2012/20182018/2019)
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Grades 9-12 999 956 901 835 795 796 830

Source: MA Dept. of Elementary and Secondary Education

TheNew England School Development Council has developed school enrollment projections for the
North Middlesex District as of January 2019. According to these projections4tiseuents will
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increase by 4.5% between 2019/2020 and 2028/2029, while {Beytade students-2.8%) and 42
grade students-(10.9%) will show slight declines. Overall the total enrollment for the North Middlesex
District is projected to decrease by 2.1% from 2020R2Q2,965) to 2028/2029 (2,902).

Figure 6 Pepperell School Enroliment Projections (2020/2@22025/2026)
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Source: New England School Development Codaniliary 2019

8. Race and Ethnicity

In 2010, the majority ofPepperelresidents (961%) identified themselves as White, while minority
population was comprised of Black or African American (0.52%), American Indian and Alaska Native
(0.17%), Asian (1.17%), Native Hawaiian or Other Pacific Islander (2 residents) and Some Other Race or
Two or More Raced (73%). The Hispanic or Latino population consisted of 194 residents or 1.7% of the
population. Table 9 compares the racial and ethnic diversity of residents between 2010 ar2(A(013

14



Table 9: Racial and EtlmDiversity of Rsidents (2010 and 2013017)

Population
Racial/Ethnic Category 20132017 Percgnt Change
White 11,082 96.39 11,347 94.17 2.39
Black or African American 60 0.52 141 1.17 135.00
Americanindian and Alaska Native 20 0.17 0 0.00 NA
Asian 134 1.17 246 2.04 83.58
Native Hawaiian and Other Pacific Islanc 2 0.01 0 0.00 NA
Some Other Race and Two or More Rac 199 1.73 315 2.61 58.29
Total Population 11,497 99.99 12,049 99.99 4.80
Hispanic or Latino (All races) 194 1.69 315 2.61 62.37

Source: 2010 U.S. Census and 20087 American Community Survey

t SLIISNBf t Qa 2@SNI €€ LJ2 LIz | (A2 y-200% OHeBvhitd fopulatioR n dy:"?
increased by 2.39%, but its overall share of the population decreased from 96.4% in 2010 to 94.2% in
20132017. Significant increases were seen in the Bladdrican American (135%), Asian (83.58%), and
Some Other Race and Two or More Races (58.29%) populations. The minority share of the population
increased by 2.2% between 2010 and 2@037. The Hispanic or Latino population increased by

62.37% and increased its overall share of the population from 1.7% in 2010 to 2.6%-202013

Despite increases in the minority population, Pepperell remailagely racially homogeneous

community.

9. Residents with Disabilities

The total number of disabled residents in Pepperell, according to the-2013 American Community
Survey, was 1,225 residents, which represented 10.2% of the total populati@ho#s in Table 10,

the majority of disabled residents (56.9%) were between 5 and 64 years old. The types of disabilities
ranged from an ambulatory difficulty (38.8%), to an independent living difficulty (38.8%), to a hearing
difficulty (32.2%), to a cognie difficulty (30%), to a vision difficulty (18.9%), and to acaié difficulty
(13.6%). It should be noted that residents may report more than one disability.

Table 10: Characteristics of the Disabled Community in Pepperell (ZUH3)

Disability Status Total Number Percent of Total

Age Characteristics

Under 5 years old 0 0.0
5-17years old 100 8.2
18-64 years old 597 48.7
65+ years old 528 43.1
Disability Characteristics (All Ages)

With hearing difficulty 394 32.2
With a vision difficulty 232 18.9
With a cognitive difficulty 366 30.0
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Table 106 O 2 y @h@r&cteristics of the Disabled Community in Pepperell (22037)

Disability Status Total Number Percent of Total

With an ambulatory difficulty 475 38.8
With a selfcare difficulty 167 13.6
With an independent living difficulty 475 38.8
Total Number of Disabled Residents 1,225 10.2

Source: 201:2017 American Community Survey. Residents may report more than one disability.

Disabled residents often have unique housing needs, both in terms of the physical design/accessibility of
their homes and the cost relative to a fixed or limited income. The Housing Production Plan will address
the needs of seniors and disabled residemtated to these issues. Addressing the need to incorporate
universal design within housing units is now more commonplace in affordable housing, and is most
important to plan for the health and welieing of an increasingly aging population.

10.Household hcome

This section examines the household, family and per capita incomes in Pepperell, and compares

t SLIISNBftQa AyO2YS RAAGNRAOdziAZ2Y G2 1!5 StAIA0ALAQ
these values, we can understand the percentage @ipReell residents who may be in poverty or living

on a restricted income.

a. Median Household Income

According to the U.S. Census Bureau, median household income is calculated based on the income of
the householder and all other individuals 15 yearsand over in the household. Over the past twenty
years Pepperell has seen a significant increase in its median household intbmeedian household
income for Pepperell increased from $65,162 in 1999 to $90,029 in-2013 or by 38.2%. Pepperell
expetienced a lower growth rate in median household income than Massachusetts (46.9%), the
surrounding communities (46.7%), and the Greater Lowell region (38.6%), but outpaced the nation
(37.4%) as shown in Table 11.

Tablell: Median Household Income fdBelected Geographies (1999 and 20A317)

% Increase % Change
Geographic Area 1999 20132017 1999 Inflation
2013/2017 Adjusted

Pepperell $65,162 $90,029 38.2 -6.0
Surrounding Communities $62,744 $92,043 46.7 2.1
Greater Lowell Region $58,472 $81,061 38.6 5.7
Massachusetts $50,502 $74,167 46.9 0.1
United States $41,944 $57,652 37.4 6.5

Source 2000 U.S. Census and 2&(RL7 Anerican Community Survegaurrounding communities include Ayer,
Groton, Shirley and Townsend

It isimportant to adjust these values for inflation so an absolute comparison can be made. According to
the Bureau of Labor Statistics (BLS) Inflation Rate Calculator, one dollar in $388 Bame buying
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power as $1.47 i2017 dollarswhich indcates a rateof inflation of 47% between 1999 and 20The
inflation calculator uses the avera@onsumer Price Ind€CPI) for a given calendar year, and the data
represents changes in prices of all goods and services pugti@seonsumption by urban households.
When adjusted for inflation, the median household income in Pepperell decreased by 6%, while the
median household income for the United State&&%%), Greater Lowels.7%), the surrounding
communities {2.1%) and Mssachusetts-Q.1%) also decreased.

Figure 7 Median Household Income for Selected Geographies (1999 and-2013)
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Pepperell Surrounding Greater Lowell Massachusetts United States
Communities Region

Source: 2000 U.S. Census and 2ZB0B7 American Community Survey

b. Median Family Income

Median family income is calculated based on the income of the householder and all other individuals 15
years old and over in the household who are related. Median family income is often greater than
median household income because a household can corfssstgle individuals, whereas family income
always consists of two or more individualfie median family income has increased in Pepperell, its
surrounding communities, the Greater Lowell region, Massachusetts and the nation from 1999 to 2013
2017, as shan in Table 12 and Figure 8.
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Tablel2: Median Family Income for Selected Geographies (1999 and 20iY)

; % Increase % Change
Geographic Area 1999 20132017 | 4 999¢ 2013/2017 | Inflation Adjusted

Pepperell $73,967 $104,265 41.0 4.1
SurroundingCommunities $73,558 $113,904 54.8 5.3
Greater Lowellegion $67,583 $100,581 48.8 1.2
Massachusetts $61,664 $ 94,110 52.6 3.8
United States $50,046 $ 70,850 41.6 -3.7

Source: 2000 U.S. Census and 2B0B7 American CommunigurveySurrounding communities include Ayer,
Groton, Shirley and Townsend

t SLILISNBT f Qa Y SRA Isgdfrant $YAB7RIN 1099 © BIOE265. iy 2B d-an

increase of 4%. Median family incomes also increased in the surrounding commgn(fié.8%),
Massachusetts (52.6%), the Greater Lowell region (48.8%) and the United States (41.6%), as shown in
Table 12 and Figure 8.

When adjusted for inflation, Pepperell experiencedesative growth rate of.1%in median family
AyO02YS o surBuniid§ stBimunifes (5.3%), Massachusetts (3.8%) and the Greater Lowell
region (1.2%) experienced positive growth in median family income when adjusted for inflation, while
the nation experienced a negative growth rate of 3.7%.

Figure 8: Median Faily Income for Selected Geographies (1999 and 2Q037)
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Source: 2000 U.Sesus and 20122017 American Community Survey
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C. PerCapita Income

The U.S. Census Bureau defines per capita inasntlee average income received in the past twelve
months for every man, woman, and child in a geographic area. It is derived by dividing the total income
of all people 15 years old and over in a geograptea &y the total population in that area. Income data

is not collected for people under 15 years old, even though those people are included in the
denominator for per capita income.

Between 1999 and 2012017 t S LILIS NB f f Q & nctelssed franb25)X22 to $40,910, 6% A
ppem: & aKz2gy Ay ¢+o6ftS Mo YR CAIdzNBE oo ¢tKS AyO
increase in Massachusetts (53.8%), the Greater Lowell region (53.7%) and the nation (44.4%), but lagged
behind the surroundingammunities (63%). When adjusted for inflation, Pepperell had a positive per

capital income growth of 8.2%, while the surrounding communities (10.9%), Massachusetts (4.6%), and

the Greater Lowell region (3.2%) also had positive per capita income grotvthnational per capita

income decreased by 1.8% when adjusted for inflation.

Tablel3: Per Capita Income for Selected Geographies (1999 and 2013)

% Increase | % Chgnge
Geographic Area 1999¢ Inf!at|on
2013/2017 Adjusted

Pepperell

Surrounding Communities
Greater Lowell Region
Massachusetts

United States

Source: US Census Bureau, 2000 U.S. Census ar202018merican Community Survey
Surrounding communities include Ayer, Groton, Shirley and Townsend.

Figure 9 Per Capita Income for Selected Geographies (1999 and-2013)
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d. Income Distribution

While median household and median family incomes are valuable indicators, they do not account for
the range, or distribution, of household incomes in a commurniligble 14 compares the household
income distribution in Pepperell in 1999 and 2€ARL7. Thawumber of households in the 100,000+
categories increased by 118.1% from 882 househald999 © 1,924 households in 2013017.
Households in the $104,000 and $284,999 also increased. All the other income categories
decreased. With the median heehold income increasing from $65,162 in 1999 to $90,029 in-2013
2017, there was a shift upwards in the median household income levels for Pepperell households.

Tablel4: Income Distributbn for Households (1999 and 202917

Percent
1999 20132017 data
166 4.3 96 2.2

Less than $1,000 -42.2 | Extremely Low Income

$10,000%$14,999 83 2.2 213 4.9 156.6 | Extremely Low Income
$15,000%$24,999 314 8.2 251 5.8 -20.1 | Extremely Low Income
Extremely Low Income
$25,000$34,999 259 6.7 264 6.1 1.9 | Very Low Income
$35,000:$49,999 572 14.9 346 8.0 -39.5 | Very Low Income
Very Low Income
Low Income
$50,000$74,999 803 20.9 534 12.3 -33.5 | Moderate to Median Income
$75,000$99,999 766 19.9 718 16.5 -6.3 | Moderate to Median Income
Moderate to Median Income
$100,006$149,999 562 14.6 1,018 23.4 81.1| Above AMI
$150,000$199,999 167 4.3 449 10.3 168.9 | Above AMI
$200,000 or more 153 4.0 457 10.5 198.7 | Above AMI
Total 3,845| 1000 4,346 1000 13.0

Source: 2000 U.S. Census and 2ZB0B7 American Community Survey

¢CKSNBE A4 OdaNNBydate y2 F0O0dzNF GS RIFEGE GKFEG oNBIF1a
household income data and the HUD thresholds, it is possible to make generalized assumptions about
the number of residents eligible for HUD assistangssuming a thre@erson household, it is possible

to estimate the percentage of households that fall within each category, as shown in Table 15 and Figure
10 on the following pageAfter matching each income category to a HUD threshold, the percentage of
households in Pepperell that are associated with various income thresholds emstitbated

As shown in Figure 10, 6@c/0f Pepperell households earn an immat or above the AMI, while 393
of households are in the moderate, low, very low, or extedyrlow income categories. This indicates
that while there are some very high edng households in Pepperell, nearly?d4®f the total households
still earn less than the AMI and could be eligible for HUD assistance.
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Haure 10 Estimated Pepperelouseholds in each AMI Category (202817)
. = Extremely Low Income
A = Extremely to Very Low Income
Very Low Income
Very Low Income Low Income
Moderate to Median Income

= Moderate to Median Income

= Moderate to Median Income Above

AMI
Source: 20132017 American Community Survey
e. Area Median Income
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income thresholds. The U.S. Department of Housing and Urban Development (HUD) defines these

thresholds as percentages of Area Median Income (dumber determined by the median family

income in a given Metropolitan Statistical Area (MSA). Income thresholds are often capped at 80%,

60%, 50%, and 30% of AMI, but vary depending on the number of individuals in the household.

In general, household8 Ny Ay 3 y x> 2F !lalL INB O2yaARSNBR aY2RSN
K2dzaSK2ft Ra SINYyAy3a cmr: 2F lalL INB O2yaARSNBR af2g
2F taL N8B O2yaARSNBR GOSNE f2¢6 AyO02YSé FyR aSEGN
thresholds for the Greater Lowell region are used to determine which households in the region are

eligible for incomerestricted units, including Chaptd0B, Section 8, and Low Income Housing Tax

Credit units. These values are based on the AMI for theelloegion, which HUD lists as $105,400 FY

2018(Table 15.

Tablel5: Adjusted Income Limits by Household Size, Lowell Metro FMR Area, FY 2018

Income Median Household Size
Limit Income for R el

Lowell, 30%- Extremely

MA HUD Low $22,150 | $25,300 | $28,4% | $31,600 | $34,19 | $36,70
'\’I':?\;rs $105400 | 5005 very Low | $36,90 | $42,200 | $47,40 | $52,70 | $56,98 | $61,150
Area 80%- Low $50,350 | $57,550 | $64,79 | $71,90 | $77,00 | $83,450

Source: U.S. Department of Housing and Urban Development, HUD User data

f. Veteransincome
Information on veteranss limited in the ACS and, in mosttarsces,is not provided and is described as
0SAYy3 ay2id I LILX AOlI 6f S 2 NROIBACS dogslinkli€ate that Hithidbthd 18 6 S IS NE
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years and older age cohort, approximately 746 Pepperell residents are veterans. Of these veterans, 8.5%
are unemployedwhich is 3.5% higher than the 202817 unemployment rate for the local workforce in
general (5.0%). Within the 202017 ACS, 2.9% of veterans were below the poverty line and 26.9% of
veterans have a disability. Additional information should be develagther through the State

Veterans agencies or the local Veterans Agent.

g. Residents Living in Poverty
Every year the U.S. Department of Health and Huma Table16: Federd Poverty Level Guidelines (2019
Services (HHS) establishes the Federal Poverty NI e @

Guidelineswhile the U.S. Census Bureau updates the WL izl
poverty thresholds principally for statistical purposes.

Poverty Guideline

These Poverty Guidelines vary by family size and ; iié:gig
composition to determine wh is living in p0\’/erty, 3 $21.330 ]
(Table16.L ¥ | FlF YAt eQa a2ul f 4 $25.750 uK
poverty guideline based on family size, than that 5 $30,170
family, and every individual in it, is considered to be 6 $34,59
living in poverty. The official poverty definition uses 7 $39,010
income before taxes and does not include capital gail 8 $43,430
or noncash benefits (such as public hogsiMedicaid, For each
additional person $ 4,420

and food stamps).
P ) Source: Department of Health and Human Services

http://aspe.hhs.gov/povertyguidelines

Utilizing the 201%ederal Posrty Guidelines,

approximately 5.80 of Pepp NGBt f Qa G20t L2 Lzt F UAZY AY
20132017was living in poverty Ofthose residents, more than sixty percent (6&pwere between the
ages of 18 to 64with 24.5% under the age of 18, and 12.2% over the age of 65 (TgbMdré than
sixty percent of those in poverty were male (62.8%), while 37.2% were female.

Tablel7: Characteristics of the Population Living in Poverty (2E62(BL7)

Characteristics Number Below Poverty Leve Percent in Povert Percent of Total
Age

Under 18 Years 165 5.8 24.5
18 to 64 Years 427 5.6 63.4
65 Years and Older 82 5.2 12.2
Total Individuals Living in Poverty 674 5.6 1001
Sex

Male 423 2.7 62.8
Female 251 5.3 37.2
Total Individuals Living in Poverty 674 55 1000
Total Pepperell Population 12,021 5.6 1000

SourceU.S. Census Bureamerican Community Survey 202011

1 For more information about how the U.S. Census Bureau e®fioverty thresholds, refer to:
http://www.census.gov/hhes/www/poverty/methods/mease.html.
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Figure 11 Age of Resides Living in Poverty (20:3017)
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m35t044 Years w45to54 Years m551t064 Years m65t0 74 Years =75 Years and Over

Source: 2012017 American Community Survey

B.  Existing Housing Stock Analysis

This section summarizéise characteristics and condition of the current housing stock and local housing
market in Pepperell. By analyzing housing types and home values, development and sales trends, and
housing affordability, this examination provides affordable housing upda since the publication of

the PepperelAffordable HousingroductionPlanfor 20142018

1. Housing Unit Types

Pepperell supports a vatieof housing units from singtamily homes to multunit dwellings. As shown
in Tablel8 on the next pageRepperell had®,917 housing units in 2000 of which 75% were sifeyeily
homes. Multiunit dwellings accounted for an additional 20.5%, and nontraditional housing units (e.g.
mobile homes) accounted f@r.5% of all dwellings. Accorditgthe 20132017 Anerican Community
Survey (ACS) datatal housing wmits increased by 19.1% to 4,665 housing units in 280187 with
single-family homes comprising 80/ of the total housing units. Slagamily houses increased by
28.3% fom 2,939 units in 2000 to 3,71its in 20132017. According to the A€ data, the number of
duplexes decreased from 288 units in 2000 to 280 units in 2013, or by 2.8%, while the number of 3
or 4units increaged from 172 units in 2000 to 176 units in 262317 (2.3%). e numker of 5-19 units
decreased by 19.5% from 272 units in 2000 to @di® in 20132017, while the number of 20+ units
increased from 70 units in 2000 to 115 units in 2@21R.7,0r by 64.3%.
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Table 18 Housng Units by Type (2000 and 202B17)

Number ofUnits per 2000 20132017 Percent Change
Structure 20002013/2017

1-unit, detached 2,790 71.2 3,482 74.6 24.8
1-unit, attached 149 3.8 290 6.2 94.6
2 units 288 7.4 280 6.0 -2.8
3 or 4 units 172 4.4 176 3.8 -2.3
5 to 9units 182 4.6 121 2.6 -33.5
10 to 19 units 90 2.3 98 2.1 -8.9
20 or moreunits 70 1.8 115 2.5 64.3
Mobile Home 176 4.5 103 2.2 -41.5
Total 3,917 100.0 4,665 100.0 19.1

Data Source: 2000 U.S. Census and -201F American Community Survey

2. HousingTenure

Information on housing tenure and age of householders provides additional information to plan for the
appropriate types of housing to accommodate current and future households. Housing tenure figures
show that the majority of units arewner-occuped. In 2000 and 2013017,approximately 79% of

homes were ownepccupied, while only about 21% were rerd@gcupied, as outlined in Table 19

below. While the total occupied housing units incredshy 13% between 2000 and 202817, there

was an 11.% incease inowner-occupied units and a 198 increase in rentepccupied units.

Table 19: Housing Tenure (2000 and 2317

2000 20132017 Percent

o Change
Characteristics
Number | Percent | Number | Percent 2000¢
2013/2017

Owner Occupied 3,055 79.4 3,396 78.1 11.2
Renter Occupied 792 20.6 950 21.9 19.9
Total Occupied Housing Units 3,847 100.0 4,346 100.0 13.0

Source2000U.S Census and 2013017 American Community Survey (ACS)

Home ownership is more commdahan rental infor every age groum Pepperell. Home ownership
peaks at 554 years of age and then steadily declines. Even in the 85 years and over cdtegwy,
ownership is stilimore common than renting with 59 own@rccupied units and Eenter-occupied units
as shown in Figure 1¢h the next pageThisdata reflects the need for more rental units, particularly
within senior housing developments that include affordable rental units.
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Figurel2: Ageof Homeowners and Renters (2012017)
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3. New Residential Development

Reviewing the residential permits issued from @@d 2019 provides an overview of the changing
housing stock in Pepperell. Unlike most communities, the residential permits reflect an increase in
singlefamily housing instead of a diversity of housing in terms of bedroom units. Bet2@hand
2019, 19 residential permits were issued for 204 residential units, as shown in Table 20 below and
Figure 13 on the next pagd.he number of residential units permitted is greater than the number of
permits because one permit can be issued for multiple uniteéncase of multfamily dwellings.

Most permits issad were for singldamily units or condominiums, although there were a few two
family units permitted in 2017 and 2019hélnumber of residential units permitted peaked at 40 units
in 2016. The convesion of older homes to twdamily units and accessory family dwellings are
becoming more common place. The number of permits issued in 2020 may be impacted byl8OVID

Table 20: Residential Units Permitted (202019)

Year Total Building Tatal Units Estimated AverageEst. Construction
Permits Approved Construction Cost CostPer Unit

2010 $4,849,500 $220,432
2011 $2,825,000 $217,308
2012 17 17 $3,400,500 $200,029
2013 14 ‘14 $2,720,500 $194,321
2014 15 15 $3,025,000 $201,667
2015 12 12 $3,720,000 $310,000
2016 40 40 $12,112,000 $302,800
2017 22 23 $7,104,000 $308,870
2018 15 15 $4,250,000 $283,333
2019 24 33 $5,355,250* $334,703*
Total 194 204 $49,361,750 $263,967**

Source: Pepperell Building Department (2Q009) *Partial list in 2019 (values for 16 unit$)187 units
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Figurel3: Residential Units Permitted by Housing Type (R&4019
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a. Number ofHouse Sales

Table 21and Fgure 14 belowshow the number of residential salesRepperell between 2012 and 2019,
comprised of 972 singiamily, 125 condominium and 1,38@tal sales. Singlamily home sales
comprised 70.% of total residential sales, W& condominium®nly comprised % of total residetial
sales between 2012 and 201%ingldamily home sales increased by 52.7% between 2012 and 2016,
stayed the same i2017 and then decreasdd 2018and 2019 Condominium sales showed a 46.2%
increasebetween 2012 and 2015, deceased in 2016 and 2017 and then increa26d8 and 2019.

Table21: Residatial Sales irPepperell (20122019

SingleFamily | Condominum
2012 91 13 26 130
2013 127 17 32 176
2014 106 9 19 134
2015 107 19 26 152
2016 139 12 42 193
2017 139 9 58 206
2018 134 20 41 195
2019 129 26 41 196
Total 972 125 285 1,382

Source: The Warren

Group, 2019
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Figure 14 Residental Sales in Pepperell (2012019
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Outlinedon the next page in Table 22 and Figureaié the total residential sales in the Greatarwell
region for the sameeriod. Housing sales in the region reflect anéase from 2012 to 2016, slight
decrease in 2017 and 2018nd a slight increase i®29. Singldamily home sales in the region
comprised 568% of total residential sales, whids@ndominiums only comprised 26 of total residetial
sales between 2012 and 201%ingldamily home sales increased by 32.7% between 2012 and 2016
and thendecreased by 4.4% between 2016 and 2018. Condamisales showed &7.6% increase
between 2012 and 2016 and a 12.8% decrease between 2016 and Z0i®may refiet a cooling down
of the condominiunmarket since 2016.

Table22: Residatial Sales irthe Greater Lowell region (202019

SingleFamily | Condominum

2012 2,023 842 646 3,511
2013 2,197 944 674 3,815
2014 2,170 997 714 3,881
2015 2,321 1,146 734 4,201
2016 2,684 1,327 840 4,851
2017 2,576 1,198 816 4,590
2018 2,567 1,253 852 4,672
2019 2,610 1,157 799 4,566
Total 19,148 8,864| 6,075 34,087

Source: The Warren Group, 2020
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Figure 15: ResidentialaBesin the Greater Lowell Region (2012019
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b. Median Sales Prices

Table 23 and Figure 16 on the next pagew the change in median sales prices in Pepperell for single
family, condominiums and all heing sales between 2012 and 20d&sed upon data from the Warren
Group. The median sales price for siAglaily homesn Pepperell increased from $2400 in 2012 to
$375,000 in 2019. Threndominium median sales prices increasehf $125,100 in 2012 to $258,625

in 2018, while thedtal median sales pricescreased from $222,550 to $359@during the same

period. Theg median sales prices reflect the relative affordable nature of the Pepperell housing market
compared to the rest of the Greater Lowell region.

Table 23 Median Sales Rres in Pepperell (2022019)

Year ’ SingleFamily ‘ Condominium

All
2012 $242,000 $125,100 $222,59
2013 $295,000 $160000 $275,00
2014 $300,000 $224,90 $29%5,000
2015 $310000 $189000 $281,500
2016 $320000 $191,000 $309000
2017 $335,90 $241,90 $328000
2018 $343,700 $248,750 $339,000
2019 $375,000 $258,625 $355,500

Source: The Warren Group, 2020
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Figurel6: Median Sales Prices in Pepperell (2602219
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The median sales prices in the Greater Lowell region for-20182 are provided in Table 24 and Figure

17 on the next page. When compared to the Greater Lowell median sales prices, Pepperell is at the
lower end of the median sales prices for residenti@gerties, particularly condominiums. This will be
more evident in Tables 25 and 26 when there is a comparison of median sales prices with the Greater
Lowell and surrounding communities in 202619 and 2019 respectively.

Table 24: Median Sales Pricesthe Greater Lowell Region (2012019)

Year SingleFamily Condominium All
2012 $283,554 $180,649| $251,700
2013 $315,337 $202,291| $280,780
2014 $327,198 $214,971| $289,308
2015 $340,550 $214,182| $299,626
2016 $328,756 $222,886| $310,402
2017 $374,699 $229,282| $338,181
2018 $399,506 $243,122| $359,576
2019 $420,253 $264,399| $383,772

Source: The Warren Group, 2020
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Figurel7: Median Sales Prices ftihhe Greater Lowell Region (2012019)
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Table 25 compares the median sales prices for sifagiely and condominiums between 2016 and 2019

F2NJ t SLIISNBt > AdGa adz2NNRBdzyRAYy3I O2YYdzyAiuASa yR (K
singlefamily sales prices are generally higher than thimseAyer, Dracut, Lowell, and Townsend, while

its condominium prices remain higher than Ayer, Dracut, Lowell, Shirley and Townsend. These trends

have continued from 2016 through 2019. Pepperell offers lower cost housing options than most of the
communiies, which will attract firstime home buyers looking faffordable and workforce housing.

The ability to attract young families to Pepperell will have a positive impact upon its future.

Table 25: Median Sales Price Comparison with Surrounding/Grelatevell Communities (201:2019)

Community

Ayer $338,000 $218,000 $335,000 $213,500 $349,950 $218,800 $346,000 $250,000
Groton $449,500| $310,000 $479,900 $258,700 $500,000 $286,500 $510,000 $400,000
Shirley $292,000 $187,000 $350,000 $148,000 $345,000 $180,750 $370,950 $182,500
Townsend $249,900| $156,786 $272,400 $130,000 $296,000 $158,500 $307,450 $79,900
Surrounding Communities $347,431 $224,667 $369,293 $204,705 $382,527 $228,128 $393,785 $260,685
Pepperell $320,000 $191,000 $335,900 $241,500 $343,700 $248,750 $375,000 $258,625
Billerica $385,000 $270,000 $418,000 $220,950 $429,000 $237,450 $457,000 $320,500
Chelmsford $385,000 $236,000 $410,500 $257,000 $432,000 $280,000 $450,000 $285,000
Dracut $301,000 $169,550 $324,950 $185,000 $352,000 $210,000 $365,000 $220,000
Dunstable $449,900 $0 | $439,950 $0 | $525,000 $0 | $519,000 $0
Lowell $252,400 $160,000 $267,650 $180,039 $295,000 $186,000 $316,375 $215,000
Tewksbury $382,000 $290,000 $404,900 $307,750 $429,900 $327,000 $445,000 $330,000
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2016 2017 2018 2019
Si I Si I Si I Si I
ing'e Condos |ng € Condos |ng € Condos |ng € Condos
Community Family

Tyngsborough $379,900| $197,450 $385 OOO $232,000 $425 000 $220,000 $4OO 000 $249,950
Westford $489,000| $363,250 $532,000 $361,500 $575,000 $385,000 $589,500 $373,500
Greater Lowell region $328,756 $222,886 $374,699 $229,282 $399,506 $243,122 $420,253 $264,399
Middlesex County $480,000 $385,195 $515,000 $415,000 $550,000 $449,000 $557,750 $467,000
Massachusetts $348,000 $329,500 $365,000 $341,000 $385,000 $364,900 $400,000 $380,000

Source: The Warren Group, 2020

Table 26 provides a comparison between Pepperell and the surrounding and Greater Lowell

communities in terms of residential sales and median sales prices for 2019. When compared to
surroundingD2 YYdzy AGASa 6! @SNE DNRG2YyX {KANIS@ |yR ¢24ya
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median sales prices are greater than those for Ayer, Shirley and Todyresecept for total sales.
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exceed those for Dracut and Lowell, whiledtsxdominium and total median sales prices exceed those

in these two communities and Tyngsborougfhe median sales price for all residential sales in

Pepperell fo019was $35,500, which wabelow the median sales prices for the surrounding
communitiesthe Greater Lowell regiomMiddlesex Countand the State.

Table 26: Median Sales Price Comparison with Surrounding/Greater Lowell Commu(#ti&s)

-
Median Sale Number of MedIan Number of | Median Sale Number of
Ayer $346,00 $250,M0 $342,000

Groton $510,000 135 $400,000 24 $486,0@ 193
Shirley $370,9% 60 $182,500 12 $350000 101
Townsend $307,450 126 $79,9M 11 $299950 156
Surrounding Communities $393,785 393 $260,685 86 $378,3.0 607
Pepperell $375000 129 $258,625 26 $335,50@ 196
Billerica $457,000 460 $320,500 80 $452,000 627
Chelmsford $450,000 384 | $285,000 211 $410,250 648
Dracut $365000 317 | $220000 163 $335,000 561
Dunstable $519,000 43 $0 0 $568500 61
Lowell $316,375 558 | $215,000 387 $300,000 1,331
Tewksbury $445,m0 354 $330000 128 $415,00 520
Tyngsborough $400000 115 | $249,950 68 $328,479 241
Westford $589500 250 | $373,%0 94 $500,M0 381
Greater Lowell $420,253 2,610 $264,399 1,157 $383,772 4,566
Middlesex County $557,750 11,778| $467,000 6,529 $547,000 21,749
Massachusetts $400,000 59,178  $380000 24,533 $396,000 105,776

Source: The Warren Group, 2020

31



4. HousingAffordability Analysis

Public officials generally agree on a definition of affordable housing as that which costs no more than

ok: 2F | K2dzaSK2f RQa G2aGFf Fyyddat AyO2YSo | 2 dza SK
annual incomes on housing anelated costs (including basic utilities and fuels) are said to be

moderately burdened, while those spending more than half of their incomes are considered severely
burdened. This section analyzes the housing costs for homeowners and renters in Pejygkerell

provides an overall analysis of the rental market.

a. Housing Burden

Viewing monthly housing costs for homeowners as a percentage of annual household costs can shed
light onto the housing burden faced by Pepperell resideim&epperell 28 % of homeowers with a
mortgage and24.9 without a mortgage were considered at least moderately burdened by their
housing costs because they spend 30% or more of their income on haesated costsas shown in

Table 27. In total, 943 households, or 27%80f owner-occupied households in Pepperalre burdened

by their housing costs. Not surprisingly, homeowners with a mortgage are more likely to be burdened
than those without a mortgage.

Table57: Monthly Housing Costs as a PercentagfeAnnual Household Income for Homeowners

Characteristics Households Less than 20% 20%29%
in Pepperell

Households with a mortgage 2,505 1,097 43.8 687 27.4 721 28.8
Households without anortgage 891 507 56.9 162 18.2 222 24.9
Source: U.S. Census Bureau, American Community Surve3((J13
Data does not include households with zero or negative income.

b. Rental Market

Renters are ab burdened by monthly payments, as shown in Table 28 befmgording to data
collected in the 2012017 ACS323rental households in Pepperell, 84%of all rental households
have a rent payment that creates a moderate burden because it is greaterahequal to 30% dheir
income

Table 28: Gross Rent as a Ramtage of Household Income (2012)17)

Rent as a Percent of Income Number of Rental Household

Less than 10% 16 1.7
10% to 19% 179 18.8
20% to 29% 361 38.0
30% to 49% 97 10.2
50% or more 226 23.8
Not computed 71 7.5
Total: 950 100.0

Source: U.S. Census Bureau, American Community 80683017
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Fair Market Rents (FMRs) are primarily used to determine payment standard amounts for the Housing
Choice Voucher prograrmitial renewal rents for some expiring projelsdsed Section 8 contracts,

initial rents for housing assistance payment (HAP), contracts in the Moderate Rehabilitation Single Room
Occupancy (SRO) program (Mod Rehab), and to serve as a rent ceiling @Miterental assistance

program? HUD annually establishes FMRs for 530 metropolitan areas and 2,045 nonmetropolitan
county FMR areas. The final FMiRspublished and available for use on Octob&rThe FY 202BMR

for a single bedroom apartment in thewell MA HUD Metro FMR area was $1,1#88 month as

shown in Table 29 below.

Table 29: Fair Market Rent for Lowell, MA HUD Metro FMR AFRAZ02D

| Eficiency | i-Bedroom | 2-Bedroom | 3-Bedroom | 4-Becroom |

Fair Market Rent $1,066 $1,188 $1,534 $1,912 $2,078
Source: FY 2020 Lowell, MA HUD Metro FMR Area, HUD Fair Market Rent Docunigydtdion effective
October 1, 2019

According to the 201:2017 ACS, Pepperathd a median gross rent of $1.8, as below shown in Table
30. This median gross restlower than every other surrounding and Greater Lowell community, except
for Ayer, Lowell, Shirley and Townsend.

Table30: Median Gross Rent in the Area

Ayer $934
Groton $1,289
Shirley $972
Townsend $912
Pepperell $1,118
Billerica $1,340
Chelmsford $1,306
Dracut $1,281
Dunstable $1,682
Lowell $1,089
Tewksbury $1,647
Tyngsborough $1,266
Westford $1,841

SourcelJ.S. Census Bureau, 2€A@17 American Community Survey

C. Subsidized Housing InventoisHI)

The Department of Housing and Community Development (DHCD) regularly reports the housing
developments in a community that count toward its 10% affordability goal through the issuance of a
Subsidized Housing Inventory (SHI) report. This informatiommrizes individual projects by project
names, housing type (rental versus homeownership), total subsidized housing units, affordability

2 HOME is the largest Federal block grant to State and local governments designed exclusively to create affordable Housingdiore
households.States and localities use HOME grant to fund a wide range of activities that build, buy, eefdbilitate affordable housing for
rent or homeownership or provide direct rental assistance to-loeome people.
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expiration, subsiding agency, and whethéne development was built using a Corapensive Permit.

Table 3liststheK 2 dza Ay 3 RS OSt 2LIvSy i &

2019.

Units are added and subtracted from the SHI throughout the cycle of their mgpabval, final

construction, and occupancy. A unitis added to the SHI omass iteceived a Comprehensive Permit.

The Town must then document that a building permit has been issued within one year and a certificate
of occupancy has been granted within a year and a half from the issuance of a building permit to remain

on the invertory.

Table31: Pepperell Subsidized Hougj Inventory (SHI) as of Decemhiz019

Project Name Address Type Affordgblhty
Expires
N/A 4 Foster Seet Rental 51 Perpetuity
N/A 8 FosterSteet Rental 12 | Perpetuity
N/A 68 Groton Steet Rental 5| Perpetuity
N/A Cottage Seet Rental 2 | Perpetuity
Mayfield Park 22-24 Tucker Seet | Ownership 7 2029
Pepperell Meadows | River Road Rental 40 2032
DDSGroup Homes | Confidential Rental 5 N/A
Emerson Village 196 Nashua éad Ownership 7 | Perpetuity
Lowell Place 131 Lowell Bad Ownership 1| Perpetuity
Total 130

Built
with a Subsidizing
Comp Agency
Permit?
No DHCD
No DHCD
Yes DHCD
Yes DHCD
No DHCD
No RHS
No DDS
Yes DHCD
Yes MassHousing

Source: Department of Housing a@dmmunity Development, Chapter 40B Subsidized Housing Inventory (SHI)

In addition to the affordable housing units identified in the DHCD SHI report, there are additional

I FF2NRI 06t S K2dzaAy3
. ANDK 5NAGS

housing units at the 2@zy” A {

dzy A G &

SHI to 135 affordable units or 3.1%.
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d. Subsidized Housing Inventory Changes in the Regiod Surrounding Communities
In January 2014here werel30subsidizedchousingunits in Pepperell, representirg of the2010 U.S.
Census yearound housing stock in the community. Compared to @reater Lowell region and the
surrounding communities, as seentiable 320n the next page, Peppetdiadone of the lowest
affordable housing percentages, just above Shirley (2.48%) and Dunstable (0.0%).

As of December 201%he number of subsidized usiin Pepperell had remained &80 units,or 3%.

Within the Greater Lowell regioand the surrouding communitiesPepperell currently ranks below all
the other communities, except for Dunstal{l& 0%) and Shirley (2.36%). Except for Ayer, Dracut,
Lowell, Pepperell and Shirley, all the other communities increased the number of subsidized housing
units in their communities between January 2014 and December 2019.
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Table 32: SHI Reports for the Surrounding/Greater Lowell Communities: January 2014 and December 2019

Housing Units| Total Subsidized Housing Inventory (S

PercentSHI Units

Community
2010 January| December January December
2014 2019 2014 2019
Ayer 3,440 286 267 -6.64 8.31 7.76
Groton 3,930 207 224 8.21 5.27 5.70
Shirley 2,417 60 57 -5.00 2.48 2.36
Townsend 3,356 126 145 5.66 3.75 4.32
Surrounding 13,143 679 693 2.06 5.17 5.27
Communities
Pepperell 4,335 130 130 0.00 3.00 3.00
Billerica 14,442 857 1,178 37.46 5.93 8.16
Chelmsford 13,741 1,064 1,340 25.94 7.74 9.75
Dracut 11,318 719 590 -17.94 6.35 5.21
Dunstable 1,085 0 0 N/A 0.00 0.00
Lowell 41,308 5,215 5,154 -1.17 12.62 12.48
Tewksbury 10,803 1,030 1,052 2.14 9.53 9.74
Tyngsborough 4,166 340 436 28.24 8.16 10.47
Westford 7,671 351 1,037 195.44 4.58 13.78
Greater 108,869 9,706 10,917 12.48 8.91 10.03

Lowell Region
SourceMassachusetts DHCD, Chapter 40B SHI, January 2014 and December 2019

e. Affordable Housing Development in Pepperell
ThePepperell Affordable Housing Production Plan for 220¥8was submitted to DHCD on July 10,

2014 and approved on August 25, 2014. According to the January 2014 SHI report, Pepperell had 130
subsidized housing units or 3% and needed 304 additional subsidized housing units to meet its 10% goal.
This plan outlind a planned production schedule of 16 subsidized housing units in 2014 and 64
subsidized housing units in 202918 for a total of 210 subsidized housing units. Unfortunately, the
private sector was not able to produce the number of affordable unitsstoved in the Plan. In fact,
according to the DHCD SHI report for December 2019, the Town of Pepperell was credited with no
additional subsidized housing units and remain at 130 subsidized housing units or 3%. In developing the
Pepperell Housing ProdumtiPlan for 20212025 the Pepperell Affordable Housing Committee wanted

to put the necessy incentives in plac® meet its subsidized housing production schedule for the next

five years.

Based upon the 2010 U.S. Census, Pepperell had 4,33%0ysathousing units and, therefore, needed
to have 434 subsidized housing units to meet its 10% goal. BasedhgbDecember 2019 SHI report
from DHCD, Pepperell needed an additional 304 subsidized housing units to meet its 10% goal.
However, with the release of the 2020 U.S. Census in 2021, there will be a nexyedhousing unit
figure. If you review the maber of housing units approved between 2010 and 2019, or 170 units, this
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number can be added to the 4,335 figure to estimate the 2020 Census figure as 4,505 units. Under this
estimated figure, the Town would need to have 450 subsidized units in its lgousi@ntory to meet the

10% goal. Therefore, the Town would need an additional 320 affordable units, or 64 subsidized units

LISNJ @SINJ 20SNJ 4GKS ySEG FTAOS @SEFENRX G2 YSSiG AdGa wmmw
project¢ Birch Driveg with five affordable units, the Town will need to focus on developing the 315

additional subsidized housing units through the potential development sites identified in Section Ill.

If you utilize the average growth rate in total housing units approved lppé&rell between 2010 and

2019, or 3.9%, an additional 90 housing units, or 18 units per year, could potentially be added to the
¢t26yQa K2dza Ay 3 and 2006)to réaéhi#t,695 gl units1 kn order to move closer to

attaining the 10% affordablezhdza A y3 dzy A G &3 LX¥ Oomp dzyAdavz o 2F
affordable. Table 33 below outlines a timeframe for the development of those units.

Table 33: Affordable Housing Production Timeline for Peppegelverage Growth Rate

Number of Number of Additional Total Units Percent

Year Market Rate Units Affordable Affordable Affordable*
Units Units

3.2

2021 4,379 144 14 4,523

2022 4,388 153 9 4,541 3.4
2023 4,397 162 9 4,559 3.6
2024 4,406 171 9 4,577 3.8
2025 4,415 180 9 4,595 4.0

Source: Initial estimate of total 2020 yeund housing units based on 2010 U.S. Cenguefplus new permitted
units. DHCD SHI Report, December 6, 20F®rcentage affordable based upon percentage of estimated year
round housing units (4,505) the 2020 U.S. Census.

Since the housing market is not always predictable and the private housing market may fluctuate from
year to year in the quantity of markeate and affordable housing units developed, two alternative
scenarios have been developedable 34 outlines two additional scenarios for Pepperell, which
projects growth in subsidized housingits at 0.5% and 1.0% increases per year. A community will be
certified to be in compliance with an approved Housing Production Plan (HPP) if, deimgdeacalendar
year, it has increased the number of subsidized units in accordance with the production schedule
approved by DHCD. Certification lasts for one year if the community has produced the equivalent of
0.5% of yearound housing units as SHI tsiand two years if it has produced 1.0%.

According to M.G.L. Chapter 40B, once a plan has been certified, the local community has greater power

in controlling Chapter 40B developments because a decision by the Zoning Board of Appeals (ZBA) to
denyaC¥ LINBKSYyaA @S t SNXYAG | LIWLX AOFGA2Y gAff 0SS O2yaiRr
upheld by the Housing Appeals Committee (HAC). Based on the estimated 2020 U.S. Census figures,
Pepperell needs to produce 23 affordable units annually to acliedd development certification and

45 units per year to achieve 1.0% development certification.
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If Pepperell has achieved certification within 15 days of the opening of the local hearing for the
Comprehensive Permit, the ZBA shall provide written ndbdfe Applicant, with a copy to DHCD, that
it considers that a denial of the permit or the imposition of conditions or requirements would be
consistent with local needs, the grounds that it believes has been met, and the factual basis for that
position,including any necessary supportive documentation.

L¥ G4KS 1T LI AOFYy(l é6AaKSa G2 OKFfftSydaS (GKS %%. ! Qa
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documentation to support its position. DHCD shall thereupon review the materials provided by both
parties and issue a decision within 30 days of its receipt of all materials. The ZBA shall have the burden
of proving satisfaction of the grounds fosserting that a denial or approval with conditions would be
consistent with local needs, provided, however, that any failure of the DHCD to issue a timely decision
shall be deemed a determination in favor of the municipality. This procedure shall toigh#ement

to terminate the hearing within 180 days.

As with the previous scenario, Tablea@abumes a 3.9%nnualgrowth rate in housing units over five

years. Under the 0.5% scenario, the Town would exceed its affordable housing production under the
growth scenario: 5.5% by 2025instead of 4%. Under the 1.0% increase in affordable units per year, the
Town would attain 8% by 2025. Under these three scenarios, Pepperell wduidestiladditional time

to exceed its 10% affordable housing goal. Hewethe community could demonstrate its

commitment to affordable housing through these annual increases.

Table 34: Affordable Housing Production Timeline for Peppeteéll5% or 1% Annually

0.5% Increase 1.0% Increase
Afffrg;ble A(i;jr:?t(;r_]al Tot_al Percent Aff:r(;);ble Additional To'FaI Percent
Units 0.5% Units | Affordable* Units Units-1.0% | Units | Affordable*
2021 4,365 158 28| 4,523 35 180 50 4,523 4.0
2022 4,383 181 23| 4,564 4.0 225 45 4,586 5.0
2023 4,378 204 23| 4,582 4.5 270 45 4,604 6.0
2024 4,373 227 23| 4,600 5.0 315 45 4,622 7.0
2025 4,368 250 23| 4,618 5.5 360 45 4,640 8.0

Source: Initial estimate of total 2020 yeaund housing units based on 2010 U.S. Celgurefplus new permitted
units. DHCD SHI Report, December 6, 20F®rcentage affordable based upon percentage of estimated year
round housing units (4,505) in the 2020 U.S. Census.

5. Gaps between Existing Housing Needs and Current Supp

a. Small Households and Families

According to the 201:2017,most residents in Pepperellake between the ages of 35 and.Eighty

two percent (2.2%)of head of households family households2(813 and eightynine percent 89.3%)
of nonfamily households (1,063) were in this categdmyo-person households were the most common
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household, comprising 40.3% of all family households (1,122)}p@rsn nonfamily households are the
second most common size comprising 83.6% of nonfamily households. Within nonfamily households,
83.6% lived aloe and 43.6% housed residents over the age of 65.

Between 2000 and 2013017, there was a large growth in sindgdenily homes. During that time, 833
singlefamily unitswere added. ierewas a 2.8% decrease in duplexes, a 2.3% decreasé umigs, a

33.5% decrease in-9 units and an 8.9% decrease inll®units. Developments with 20 or more units
increased by 64.3%, while mobile homes decreased by 41TH#&se multfamily units will

accommodate the smaller households that are increasing in numbeh, @s the ongerson

households, 65+ householders, and the tp@rson family households. However, tlecrease in many
multiple unit housing structures reduces the housing options for small families and leaves them with the
choice of a singkéamily homeor moving to another community with more diverse housing options.

As with many suburban communities in the Greater Lowell region, most of the housing is-owner
occupied. Howeverydm 2010 to 2012017, renter-occupied units increased at a highergadhan
owner-occupied units; 19.9% compared to 1192. Acording to the 2012017 ACS78.1% of units were
owner-occupied with the majority ofttese units occupied by head of households in th&8%age

cohort. Renteioccupied housingnainly consists of head dbuseholdsaged35 to 64. This data shows
that the rental housing needs are somewhat diverse considering the variety of ages that occupy these
units, with a focus on not just-br 2-bedroom units, but also-3and 4bedroom units, which need to be
available for growing families.

The growth and prevalence of nontraditional households also justifies the need to provide a variety of
housing types that do not fit within the traditional, markegte, detached singléamily home model. In
particular, this déa indicates the importance of providing smaller, affordable dwelling unéspecially

for those residents who need to live with someone else due to economic necessity. In addition, future
housing types will need to accommodate residents over the agepf ¢ K2 ¢l yad G2 &l 3S
addition to a diverse supply of housing in terms of size and structure, a range of affordability options are
needed for households and families who cannot afford to pay market rate prices.

b. Aging Populations

Overallthe population is getting older in Pepperelccording to the 2023017 ACS50% of

t S LILISpeBubatioras 4ears of age or older, with the 3 age cohort representing 37% ogth
total population. Between 2010 and 202B17the largest increasen age goups was between the

ages of 2834, 75+ and 604, which increased b¥7.6% 33.7%and 31.8%espectively. Between 2020
and 2040, the 75+ age group is expected to grow the mpsicreasing by an additionalr.6%.The
Healthy Aging Indicators fétepperell reflect increased housing needs for seniors and people with
disabilities (10%), which need to be addressed in the housing design and construction of affordable
housing. In addition, as outlined in the Residents with Disabilities section, b0tB&Pepperell
population experienced some form of disability.
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According to the 2018 Healthy Aging Report for Pepperell, 9.9% of Pepperell residents over 60 years of
age had a fall within the last year and 3.1% of residents over 65 years of agdipadszture. Chronic
disease is the leading cause of death and disability in the nation and Pepperell residents over 65 years of
age had 771 emergency room visits/1,000 in 2018.

Considering the current trend of people getting married and settling dater in their thirties and the

dramatic increase in residents 65 and older, the Housing Production Plan nesudtace housing

GKFdiQa T FF2NRF6tS YR FftSEA0fS (2 YSSi G(KS RAOGSNA
public transit, healtlcare, open space, and amenities are in demand and for its senior citizens, the Town
gAftf ySSR (2 O2yaAiARSNI y2( 2dzaid o¢KIFIGiQa AyaiRS (KS
requires thoughtful placement and planning of housing for allgrgeips.

With an aging population, the need for larger homes is likely declining in Pepperell, while the need for
housing to accommodate seniors is increasing. The projected population growth in Pepperell, especially
the increase in seniors and people witisabilities, has important implications for housing planning and
development In addition to a general need for more housing unitedal attention will need to be

paid to the housing needs of seniors. This Housing Production Plan will consideurigeszhousing

needs as it develops a framework for housing production in Pepperell over the next five years.

C. Decreasing Household Incomes and Poverty

The median household income in Pepperell increase8id$®o between 1999 and 2312017, which
surpassedhe nation, but fell behind the State of Massachusett® surrounding communitie and the
GreaterLowell region. Those earnimgore than $100,000 per year increased2d8% during the ame

period. When adjusted for inflation, Pepperell experiencaeb%growth in median household income.
These changes compare to a 0.1% decrease for the State of Massachusetts to a 6.5% decrease for the
nation.

In Pepperelb74residents,or 5.8% of the total population, were living in povedgcording to the 2013
2017 ACS. More than sixty percent (68)4of the impoverished community in town were adults ages
1864, while24.5%% were youth under the age of 18. Senior citizens represel2e2bo of this group.
Thirty-nine percent of households were categorized as made, low, very low, or extremely low
income. This indicates that while there are some very high earning households, an est@@df
all households still earn less than the AMI and may be eligible for HUD assistance.

d. Households with Housing Costisat Exceed Affordability Thresholds

In addtion to looking atincome, it is important to compare how much of that income is being spent on
housing to determine their housing burden. Repperell 29.% of households with a mortgage pay

more than 30% of thir income for housing, which means they are burdened by their housing costs. For
renters, onlyl7.®% of rental households pay more than 30% of their income on housing.

39



While renters in Pepperell are less burdened than homeowners, the Harvard éatat r Housing
Studiesprovided important and crucial information regarding rental properties. Their report entitled
America's Rental Housing: Meeting Challenges, Building on OpportEniti#dsA y feém intreadeg i
rents and utility costs combined thifalling renter incomes put a strain on many renters' budgets. The
GreatRecession in 2008 made mattevsrse, increasing the cost burden on orsexure working and
YARRE S Of I &BetweeN f8likg ikxbmes ahd rising rent prices, rental properties that are
affordable for all ages needs to continue to be encouraged to maintain affordabiiyddition, the
COVIEL9 pandemic has increased pressure on renters to pay their rents evibeed. Without a job,

this provides a major challenge for renters, as well as homeowners.

6. Affordable Housing Efforts in Pepperell

a. Summary of Town of Pepperell Affordable Housing Production Plan (22048)

tKS ¢26yQa ! TF2NRI &ielSped aselzdf §osldand rafegiasidési§red tRassist the
Town in its efforts to develop affordable hongiunits inPepperell. T@nsure that these goals and
strategies are implemented, it also recommended that these goals and strategies serve as the
framework for the Housing Chapter in any future updated Master Plan.

Housing Goals

1. Provide a variety of housing opportunities that serve all segments of the community, especially
those below 80% of the area median income.

2. Maintain the rural, residentiadnd historic character of the town through housing development.

3. Create diverse rental units, in terms of types of units
(duplexes vs. muHiamily) and number of bedrooms (three or more), for Pepperell residents.

4. Support the creation of workforééousing units and braten the range of potential
homebuyers and tenants.

5. Develop rental and ownership options for senior citizens, disabled residents and veterans that
allow them to live independently.

6. Encourage new housing development consistent with camity character and identified
needs.

7. Update the zoning bylaw, development review processes and permitting policies so they are
clear and consistent.

8. Coordinate the activities of the Affordable Housing Committee, Planning Board, Board of
Selectmen an@oning Board of Appeals to achieve consistency in the interpretation and
administration of affordable housing requirements.

3 America's Rental Housing: Meeting Challenges, Building on Opportunitiesvard Joint Center for Housing

Studies, 2011.http://www.worldpropertychannel.com/

“Workforce housing is a term commonly used to describe
including teachers, nurses, police officers, fire fight
80-120% AMI. Source:Center for Housing Policy, 2014http://www.housingpolicy.org/
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Sustainéle Development Principles.

10. Utilize he DHCEapprovedAffordable Housin@roduction Plaas a management tool to
RSOSt 2L yS¢ K2dzaAy3d 2L NIdzyAdAiSa Ay YSSiAay3

Housing Strategies
Maintain Existing Housing and Expand Housing Opportunities

1. Be proactive in monitoring and maintaining existing affordable housing units.

2. Develop more affordable rental housing (less than 30% of annual income) with the increased
availability of 3and 4bedroom units.

3. Encourage reise or redevelopment of underlized property.

4. Document the specific needs of Pepperell veterans and construct affordable veterans housing
units that meet those needs. Organizations like Yfegerans Northeast Outreach Centnd the
local+ S 1 S NJ yd@ribe toBs8Iydifor housing assistance.

5. Consider Chapter 61 properties as potential affordable housing opportunities in the future.

6. Examine opportunities available under the Chapter 40R Smart Growth Overlay District.

7. Monitor the levelof affordable housing development under the Open Space Residential
Development Bylaw.

8. Incorporate theAffordable Housing Production Plamto future updates to the Pepperell Master
Plan.

9. Work with State agencies and other stakeholders to develop group Bamprovide supported,
supervised living arrangements for citizens with mental and physical disorders.

10. Utilize the Pepperell Affordable Housing Committee to implement the Daf{piboved
Affordable Housing Production Plan

Policies, Programs and Services

a. Evaluate and revise existing development regulations and guidelines for fairness and
efficiency through the development of an Affordable Housing Permitting Guide to assist
applicants in navigating the review process.

b. Working in conjunction with the Plaimg Board, Board of Selectmen, Zoning Board of
Appeals and other town committees and boards, build upandpproved zoning changes
to provide more affordable housing opportunities, such as through special permits for multi
family units, accessory apartmisn assisted living facilities, and retirement communities.

c. Develop an Inclusionary Housing Bylaw to encourage the development of new housing that
is affordable to low and moderatmcome households. Model Inclusionary Housing Bylaws
can be found athttp://www.mass.gov/envir/smart_growth_toolkit/bylaws/IBylaw.pdf

d. Examine the use of Community Preservation Funds to support affordable housing
development with a focus orhe following programs and services:

1 Community education regarding affordable housing programs;

Firsti A YS K2YS 060dz22SNRA& FaaAradalryOoS LINPINI YT
1 Rental assistance;

=
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1 Renovation and sale of properties as affordable unit(s) from town tax lien properties
acquired;

1 Puchase of property for use as an affordable housing development;

1 Provide betterment to donated buildings and/or land for use of affordable housing; and

9 Partnerships with private developers and public agencies for affordable housing initiatives
that addresshe housing needs of the community.

e. Support legislative and/or regulatory reforms at the state level that recognize the efforts of
O2YYdzyAlASa fA1S tSLIISNBEft (2 LINBIFOGADSE & LIN
at 80-120% of the area median inc@ (AMI), in addition to current efforts supporting
households earning below 80% of the AMI.

f. Adopt local selection preferences that are consistent with DHCD Affirmative Fair Housing
Marketing Plan (AFHMP) Guidelines and all appleState and Federal
laws/regulations. The project willystify the extent of the local preference (the percentage
of units proposed to be set aside for local preference), but in no event will a local preference
exceed 70% of the (affordable) units in a project.

1 Allowable Préerence Categories
(1) Current residents: A household in which one or more members is living in the city or
town at the time of application. Documentation of residency should be provided, such as
rent receipts, utility bills, street listing or voter refyation listing.

(2) Municipal Employees: Employees of the municipality, such as teachers, janitors,

firefighters, police officers, librarians, or town hall employees.

(3) Employees of Local Businesses: Employees of businesses located in the municipality

6nv | 2dzaSK2f Ra 4AGK OKAftRNBY FGdSyRAy3a (GKS

Education

a. Provide affordable housing training and educational opportunities to local Board and
Committee members and staff, including the Affordable HouSlagnmittee. These training
opportunities could include updates on current policies to support affordable housing (i.e.,
the Comprehensive Permit Guidelines) and any revisions to state law or regional
opportunities. This will allow boards and committeegtovide guidance to the
development community so as to improve the quality of proposals and result in a more
expedited permitting process.

b. Increase public awareness of and support for affordable housing through increased
outreach and public education.

Funding

a. Pursue the purchase of units and provide a subsidizeddowyn on the purchase price to
qualified firsttime homebuyers.

b. 580St2L) t20Ff LI NIYSNBRKALA 6AGK RS@OSt2LISNBR O
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C.

Research federal and state grant opportunities for the enhancement of affordable housing
AyOf dzZRAY3IY |11 5Q4 | 2dzaAy3 TediminkyEcolomRSNI & o6{ S
Developmeat Assistance Corporatigqt€EDAC) andeighborworks Capit§NWC).

Regional Coordination

a. Participate in a Regional Housing Committee to create a Regional Housing Plan for the
Greater Lowell region.

b. Workwith non-profit entities, such as th€ommon Ground Development Corporatj@n
subsidiary of Community Teamwork, Inc., and the Coalition for a Better Acre to develop and
manage affordable housing gexts.

c. Collaborate with other communities to promote FifBime Homebuyer Program
opportunities in the region and state to make existing homes more affordable.

d wSaSINOK FyR LINRY2(iS C2NBOf2adz2NB ! aarail yosS -
Homeowners dan Program (EHLP) or Community Teamwork, Inc. to help homeowners
avoid foreclosure and maintain strong residential neighborhoods.

b. Summary 0f2020 Pepperell Comprehensive Master Plan

The Pepperell Master Plan Advisory Committee (MPAC) updated the previous Master Plan Update
(20072016) through the development of the 2020 Pepperell Comprehensive Master Plan. The Housing
Chapter outlines specific Housing Goals and Recommendationscrétatiee production of housing,
including affordable housing, as outlined below:

Housing Goals

1

Promote thecreation and maintenance of sound, affordable housing for renters and

homeowners.

LYONBIFrasS (GKS Llzt AOQa I ¢ NB yoBahand eduEatidh2 dza Ay 3 Y
programs.

Provide additional housing options for aging residents and for those with disabilities.

Provide a variety of housing options with varying styles and densities to meet the needs of

all residents.

Encourage the use of green dgsiprinciples, renewable energy and energy efficiency for

future housing construction and rehabilitation projects.

Housing Recommendations

1

Reactivatehe Pepperell Affordable Housing Committee to work with the Northern

Middlesex Council of Governmentsupdate the20142018 Pepperell Affordable Housing

Production PlattAHPP).

Use the DHCapproved Housing Production Plan (HPP) as a management tool to develop

YySs [ FF2NRIFIOES K2dzaAy3a 2LIRNIdzyAdiArAsSa Ay YSSa
goals.

Encouage the production of mukiamily rental units as a means of making progress toward
51/5Qa mm: | FF2NRIoAtAGEe A2+ X GKSNBoe ff2g.
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Establish a mechanism to monitor and maintain existing affordable housing units.

Utilize the Pepperell Affordable Housing Committee, the Pepperell Housing Authority and
non-profit developers, such as the Coalition for a Better Acre, Common Ground
Development Corporation, Inc., and Habitat for Humanity, to develop local affordable
houshg development capacity.

Apply for designation as a Housing Choice Community if the Town meets the housing
production eligibility. If designated, apply for Housing Choice Capital and Technical
Assistance Grants.

P GATATS AGHGS I YR2E2OET A &ONREA I MR Rl & SN 4 2
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Examine the current bylaw related to tax title properties to see if they may be developed
into affordable housing.

Developan Affordable Housing Trust to partner with the Pepperell Affordable Housing
Committee to work with developers to produce neighborhood friendly projects.

Once the Community Preservation Act (CPA) is adopted, finance the Affordable Housing
Trust initiallythrough CPA funds and then use developer funds in lieu of affordable housing
units to increase the availability of funding for future affordable housing developments.
Encourage the Pepperell Housing Authority to work closely with the newly created
Affordakf S | 2dzaAy3 ¢NHza G G2 RSOGSNXYAYS K2g SI OK
creating affordable housing units.

Access existing resources related to fiisie homebuyer and foreclosure assistance
programs.

Develop a pilot project under the Green Comriti@s Initiative to address climate change

and sustainability issues as an example of what can be accomplished locally in conjunction
with the Enterprise Community Partners, the Commonwealth of Massachusetts and private
developers.

Utilize the resources prided by the MassHousing Partnership to study and consider the
adoption of an Inclusionary Zoning Bylaw.

Affordable Housing Entities

Pepperell Housing Authority

The Pepperell Housing Authority is responsible for all public housing programs and oviardight

town. The Housing Authority is comprised of a five member Board of Directors with the members
serving a fiveyear term. Foumembers of the Board of Commissioners are elected at Town election,
while the other member is appointed by the Governor. The Chairman and other officers are elected by
the Board. The Board meets once a month and acts as a policy setting board.

The Authotty currently owns and/or manages seventy (70) units of-lamd moderateincome housing,

including the following:

1 Fifty-seven (57) one bedroom units for senior or disabled citizens (four of the units are barrier
free);
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1 Six (6) bedrooms within congregapartment housing for mentally challenged senior or
disabled citizens (staffed 24 hours/day); and
1 Seven (7) family units (six tAmedroom apartments and one barridree 3-bedroom unit).

The Board of Commissioners is responsible for setting and adteraifederal and state policies
LISNIAYSYG G2 G4KS AGLINPLISNI FYR STFAOASY (¢ 2LISNIA2Y
supported by an Executive Director and an Administrative Assistant. The Executive Director is

responsible for the daily aggations and oversight of the Authority. Services are provided without regard

to race, color, creed, religion, sex or national origin. The Pepperell Housing Authority adheres to the
Massachusetts income limits as reported in 2012.

il. Pepperell Affordable Hasing Committee

The Pepperell Affordable Housing Committee consists of seven (7) members appointeSeletite
Board These members consist of three citizens at large, a representative of the Planning Board, a
representative of the Zoning Board of Aptea representative of th8electBoardand a representative

of the Finance Committee. The principal role of the Affordable Housing Committee is to develop the
Housing Production Plan (HPP), which identifies goals and strategies designed to enabtelReppe
meet the Chapter 40B Comprehensive Permit requirements for affordable housing production. Once
the HPP has been approved by the Massachusetts Department of Housing and Community Development
(DHCD), the Committee may be responsible for oversedmgplementation of the HPP. This could
include the establishment of an Affordable Housing Trust (AHT) to help finance the development of
affordable housing in the future.

d. Development Constraints and Limitations

This section examines land constraints #imdtations that impact the development of new housing
opportunities in Pepperell. It includes analysis ofand use, zning and infrastructure components
and concludes with a summary of the plans that the Town has to address these limitations.

I. LandUse Development Patterns and Potential

[FYR dzaS Ay t SLIISNBtft ISYySNrtte F2tft26a GKS KAadz
corridors established prior to zoning. Over the past fifty yemsidential development has replaced

farmland and forest. Between 1971 and 2016, acreage classified as residential grearhy246%,

while agricultural land decreased by 42%. Overall, developed acreage grew by 204%, while the total

acreage of undeveloped land decreased by 28%sidential uses aently comprise 27.11 % of the

total developed area in Pepperell. With 67% of the acreage in the town still undeveloped, there is

additional opportunity for sustainable residential development. Outlined in Table 35 is a summary of

the land use developn in Pepperell from 1971 to 2016.

45



Table 35: Land Use Development PatternsAcreage in Pepperell: 1972016

Land Use 1971| 1935‘ 1999‘ 2016\ Percent Change 1972016 | Percent of Total 2016
Residential 1,163 2,125 3,386 4,022 245.86 27.11
Commercial 50 61 67 59 17.99 0.40
Industrial 103 225 178 188 82.26 1.27
Government/Institutional 126 211 96 113 -10.56 0.76
Developed 1,443 2,622 3,726 4,383 203.74 29.54

Agricultural 2,673 2,488 2,069 1,560 -41.66 10.51
Other Undeveloped 10,344 9,352 8,643 8,496 -17.87 57.26
Undeveloped| 13,018 11,839| 10,712| 10,055 -22.76 67.77

Water 378 378 400 400 5.95 2.70
Total | 14,838| 14,838 14,838| 14,838 N/A 100.00

Source: University of Massachusetts, MacConnell Land Use Data; 2016 land use data was updated from 1999
MacConnell land use data using 2016 aerial imagery

Il OO2NRAY3 G2 GKS | aas &adishasifiddladirésBentpbirgldizzmiy2 T G KS ¢ 2
residences, by far the largest residential use, account for 46.9% of the total acreage in Pegppeérell,
O2YLINR &S dnopz 27F t SLIIS NBamilydwiellingSaacburt3oy Zidkolof f @ dza SR
t SLILISNBf f Qa f |-fdrily dwdliBds Accafuri forfjuSt 1.X06zif thehland area.

There are several parcels that the Tax Assessor classifiesxed residential with commercial, or as

mixed residential with agricultural. Together, these parcels comprise approximately 738.8 acres, or

pdo: 2F (KS ¢26yQa YR FINBFY gAGK pynoén | ONBa O¢2
the remaining 158.4 acres with mixed residential and commercial use.

il. Zoning

This section summarizes the local zoning regulations that are pertinent to the development of housing,
and affordable housing in particular, in Pepperell. Itincludes a discussioa dénsity and

dimensional requirements for a residential subdivision, as well as a summary of the special permits that
are available for a typical housing development. Where appropriate, affordability requirements for
Special Permit projects are alsottned.

1. Residential Development

t SLILISNBf t Qa FALS NBAARSYGALE T2yAy3a RAAGNARAOGAY wdz
wWSAARSYOS 6w/ w0X {dzodz2NBtFty wSaARSYyOS 6{wo0X YR ! Nb
land area. Therefa, the residential zoning regulations shape the development and land use for the vast
majority of Pepperell. Four of the five residential districts: RR, TR, RCR and SR, allow identical uses by

right, including singléamily dwellings, and also allow masitthe same uses by Special Permit, including
two-family dwellings. However, mufiamily residences are prohibited in all four districts.

The UR district, which accounts for 171.6 acres or 1.2% of Pepperell, allovientiiyp dwellings by
right and muti-family units by Special Permit. The Commercial district is the only other conventional
zoning district in Pepperell where mufeimily residences are allowed, although a Special Permit is
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required. Multifamily dwellings are also allowed in the Mixeded Overlay District. The Commercial
district is the only conventional zoning district where residences are allowed above commercial space
by-right. However, singldamily and twafamily dwellings are prohibited in the Commercial district, as
well as n the Industrial district.

tKS ¢26yQa GKNBS f I NB RER reduiteyd miyiidumiBa,G00 Iqddtlotisize, w w =
and a 56foot minimum front yard. Together, these three districts, with identicatigit uses and

minimum lot sizesaccount for 12,908.6 acres, or 87% of tBed yl&hd area. In contrast, the SR and

UR districts both requires40,000 square foaminimum lot size and a 3fdot minimum front yard
requirement. The permitted uses for residential zondtgfrict are outlned in Table 3@nd the

dimensional requirements relative to eacfsttict are described in Table 37

Table 36: Permitted Residential Uses by Zoning District
Zoning District

Residential Recreational | Suburban : ) Mixed Use
. . . . . Commercial | Industrial Overlay
Use Residence| Residence| Residence | Residence| Residence District
(RCR) (SR) istric
(MUOD)
Single Family
Dwelling Y Y Y Y Y N N N*
Two Family
Dwelling PB PB PB PB Y N N N*
Multi-Family
Dwelling N N N N PB PB N PB
Dwelling
unit(s) above
first floor N N N N N Y N PB
Boarding
house BOS BOS BOS BOS BOS BOS N N*
Assisted
Living Facility PB PB PB PB PB PB N N*
Trailer or
mobile home
park N N N N N N N N

Source: Town of Pepperell Zoning Bylaw, July 2014
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Table 37Dimensional and Density Requirements for Districts Allowing Residential Dwellings

Zoning District

Recreational Commercial Mg\/eedrlgje
Residence| Residence| Residence | Residenc| Residence District
(RCR) [(Y]8]e)»))
Minimum Lot Area (sf) 80,000 80,000 80,000 40,000 | 40,000 * 5 acres
Minimum Lot Frontage (ft) 200 150 150 150 150 * 100
Minimum Lot Width (ft) 40 40 40 40 40 * 100
Minimum Front Yard (ft) 50 50 50 30 30 * 30
Minimum Side Yard (ft) 30 25 25 15 15 * **
Minimum Rear Yard (ft) 75 60 60 45 45 * i
Maximum Building Height (ft) 35 35 35 35 35%** 35%r* 60

* A residential use hereafter located irCammercial district shall conform to the dimensional requirements of the nearest
residentialdistrict, except dwelling unitsbove the first floor as allowed in the Commerdsirict.

** Side Yard and Rear Yard for lots within the Mixed Use Overlay Daséridie same athe underlying zoning district.

*** The Planning Board mauthorize greger height by ecialPermit.

Source: Town of Pepperell Zoning Bylaw, July 2014

2. Mixed Use Overlay District

The Mixed Use Overlay District allows the Planning Board to issue a Special Permit in the Commercial
and Industrial districts on sites of five @Jjres or more. The bylaw is intended to create mixed
commercial, residential and open space areas, and to: encourage pedestrian activity by creating a
pleasant environment for pedestrians; provide opportunities for retail services, housing and
employment n close proximity; and encourage the sharing of parking lots and driveway curb cuts,
thereby minimizing the amount of paved parking surface area, and reducing traffic congestion.
Currently, the only designated MUOD is the former Pepperell Paper Milicritie of Route 113 on the
western bank of the Nashua River.

Most uses permitted in a Commercial district are eligible for consideration as part of a Mixed Use
District project, including muHliamily dwellings, municipal facilities, above and below groutildies,

and parking facilities. Uses may be commingled into a single structure or structures, along with other
eligible uses, or they may be located in separate structures on the site. Business professional offices or
retail uses must comprise a mimim of 10% of the floor area in a Mixed Use Development. Several

uses normally allowed in the Commercial or Industrial districts are prohibited from the MUOD, including
car washes and motor vehicle repair.

Any MUOD project that results in the creatiasf ten (10) or more residential units must designate at

tSLa0 mm: 2F GKS dzyAda Fa FFF2NRIEGESS Ay | OO02NRIY
housing inventory (SHI). Furthermore, the bylaw states a preference that the affordatdmg@ou
O2YLRYSYyld 0SS LINRBLRASR dzy RSNJ §KS [20FIf LYyAGAIFIGADS
created through a partnership with the Town, developer and the State subsidizing agency. Alternatively,

a developer may provide feds-lieu of the construction of affordable units.
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The minimum lot frontage in the MUOD is 100 feet, and the minimum front yard is 30 feet. The
maximum building height allowed in the district is 60 feet, and the maximum lot coverage is 70%.

3. Special Permits

CKS ¢26yQa %2yAy3a .&flg¢g AyOtdzZRSAa | ydzYoSNI 2F {LISO
development of housing for Special Needs populations, includingdod/moderateincome families,

smaller households, and senior citizens.

a. Open Space Resdtial Development
The Town of Pepperell established the Open Space and Residential Development Bylaw in order to:
1 Allow for flexibility in design and minimize land disturbance;
1 Encourage the protection of open space, natural and cultural resousigeisultural land, and
GKS (26yQa o GSNJ adzLJLX & T
9 Enhance community character; and
91 Provide affordable housing to persons of low and moderate income.

t SLIISNBft Qa hLISYy { LI OS wSaARSyilAlft 5S@St2LIVSyid oh
Permitfor flexible site design with reduced lots sizes and dimensional requirements. An OSRD must set

aside at least 40% of the total tract area as permanently protected open space, and the Planning Board

may award a density bonus of up to 20% of the maximwaliihg units allowed under conventional

zoning. To be eligible, the tract of land must have a minimum of five (5) iadtes SR or URistricts,

or ten (10) acres in the RR, TR and RCR districts or any of the Water Resource Protection Overlay District
(WRPOD). All major subdivisions of five or more lots must be presented to the Planning Board as OSRD
developments, unless waived by the Board due to site suitability issues. Smaller size subdivisions have

the option of creating a conventional subdivisiohutilizing the OSRD bylaw.

Under the OSRD, the basic number of lots and dwelling units cannot exceed what would be allowed
under a conventional subdivision plan. Minimum lot sizes and other dimensional requirements are
established according to whethére project is located in an area served by town water and/or sewer
and range from 20,000 sf to 40,000 sf for an area that has neither municipal water nor sewer service.
Minimum frontage requirements range from 75 feet to 120 feet. Lots with duplexesutii-family

units require twice the minimum lot area.

To promote affordable housing, a small number of duplexes or fautiily structures (no more than

10% @ the total number of lots) arallowed within an OSRD project. The Planning Board may award a
density bonus up to 20% that allows for additional dwelling units in exchange for the preservation of
additional open space or the creation of additional affordable housing units. A density bonus of one
affordable or market rate unit may also be appliedotojects that use low impact development (LID)

site design principles or green infrastructure, or when the project is designed to effectively link open
space to existing conservation or open space property.
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b. Planned Unit Development

On parcels of at leadt20,000 square feet, the Planning Board may authorize a Special Permit for a
Planned Unit Development that allows a mixture of uses and a variety of building typighbgr by
Special Permit. The designation of a portion of the parcel as common orlape is required, and the
total number of dwelling units cannot exceed the number otherwise allowable in the district.

c. Multi-family Housing

Multi-family residential development is allowed in the Urban Residence and Commercial districts with a
speciad permit from thePlanning Board. No more than foumits may be constructed per building, and
10,000 square feet of land is required for each unit. Units constructed within an apartment building
must be at least 480 squaresdt in size. For project witkightunits or more, no more tha20% of the

units can contain threer more bedrooms. Projects where six or more detached sifagiely dwelling

units are proposed on a site designated for mfdtinily development, 10% of the units must be

affordable, & defined by the State.

d. Mobile Homes

Trailersor similar mobile equipmenmnay not be used for dwelling purposes except for temporary
circumstances not exceeding six months and licensed by the Selectmen. This restriction does not apply
to existing trailes used for dwellings or to trailers placed into existing trailer parks. Such trailers may be
replaced by a trailer not more than 20% larger in volume than the lawfully preexisting trailer.

e. Accessory Apartments

In order to provide additional rental units, create housing optionssfariorresidents, and assist owners
of singlefamily home with the upkeep of structures that are larger than they require, accessory
apartments are allowed in all five residential dists by Special Permit from the Board of Appeals. The
dwelling must be owner occupied and only one accessory apartment may be established per lot. The
accessory apartment cannot exceed 800 square feet, and it must be located in the primary residential
structure.

f. Residential Accessory Uses

t SLILISNBft Qa %2yAy3a .eflg ft26a OSNIUIAY | O0S&aazNE
section of the bylaw is more permissive than what is allowed in other communities. A homeowner may
accommodateup to two boarders by right in a singlamily home. The Bylaw then states that three (3)

or (4) boarders are allowed by special permit, but adds that 4 or more boarders are treated as a

boarding house under the Zoning Bylaw. There appears to be actamthis language as it is difficult

to determine whether the accommodation of 4 boarders in a single family home can be addressed

through a special permit, or if one needs to comply with the requirements for a boarding house.

/ 2y G NI OG 2 N@mineréid IatBs@apihgybisingdses are also allowed under this section of the
Zoning Bylaw by special permit. There are no limitations set within the bylaw as to the amount of
materials and equipment that can be stored on site for these types of businesseame cases, this
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may create a conflict with adjacent residential uses, as such operations often utilize significant
stockpilings of material such as loam, sand, mulch, building and construction materials, vehicles, trailers,
and heavy equipment, anchn generate significant noise.

C. Infrastructure

This section summarizes the existing sewer, water and transportation infrastructure and identifies the
infrastructure gaps that present barriers to new residential development. This summary is based upon
the various sections in the 2020 Comprehensive Master Plan.

1. Sewer Capacity

The Sewer District delineates the portion of the Town where sewer service is currently provided or is

planned. This section of the bylaw is also intended to regulate sewer conneetimhuse within the

area. Within the Sewer District, all residential or commercial structures constructed after the zoning
aSOitAz2yQa STFSOUAGS RIFHGS 2F ale wuX wnnp GKFG KI @S
to use or occupancy. Adkisting singldamily residences in the district are allowed access to the

municipal sewer system. Any sinddanily residence existing in May 2005 which is outside the Sewer

District but directly abutting a parcel within the Sewer District may be allbawess to the municipal

sewer system through demonstrated hardship with the permission of the Board of Public Works. No

other properties outside the Sewer District are entitled to access to the municipal sewer system.

The Sewer Division operates aa@Ge 6 wastewater treatment facility serving Pepperell and Grofbime
Pepperell Wastewater Treatment Plant (WWTP) is an extended aeration type of facility that includes
physical, chemical and biological treatment processAgproximately 1.1 million glains per day of
sewerage may be treated at the plant and discharged as effluent to the Nashua River. The collection
system transports the wastewater from individual homes and buildings to the treatment plédoat.

system consists of 11,600 linear feetsafver interceptor, 13,900 linear feet of lateral sewer, 800
manholes, three siphons (Shawnee Road, Lowell Street. and Broad Meadow Road) and two river
crossings. Wastewater flows by gravity to the treatment plant via aiiéh line.

The Sewer Division employs seven licensed operators who regularly inspect the plant and eight pumping
stations. Seasonal inspections and monitoring of the collection system and its infrastructure is an
ongoing processlnspections are performed utilizirtge National Association of Sewer Service

Companies (NASSCO) Pipeline Assessment and Certification Program (PACP) guidelines.

The wastewater treatment facility operates under a National Pollution Discharge Elimination System
(NPDES) permit issued by tHeS. Environmental Protection Agency (EPA). The MassDEP and the EPA
require over 420 analyticééstsannually to ensure that the facility meets the current effluent discharge
requirements. Thousands of readings and laboratory tests are performed eaaghtganaintain

compliance with clean water standardg he facility has achieved a 100% compliance rate under its
current NPDES permit, with no exceedances occurring in 2019.
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A $3.5 million upgrade to the wastewater treatment facilisshich includes theddition of offices,

process buildings, an aeration system, SCADA upgraddshemical addition for final effluent

treatment, was completed in the early part of 2020. The bulk of the work (all but the offices) is to ensure
O2YLX Al yOS ¢ Adstiationil Polldtiendisarge Elimination System (NPDES) permit.
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The Town also has completed an Inflow and Infiltration (I/) study as required by DEP. Infiltration occurs
when groundwater enters the sanitary sewer system through manholes or faulty,piytesh might

have cracks or leaks that let the water in as a result of age, design, installation, maintenance issues or

even tree root intrusion. Additional investigations, lumting smoke and dye test in the system, will be

O2YLJX SGSR Ay (GKS FlLftft 2F Hanund aAy2NI NBLI ANAR GAff
recommended in the I/l report.

2. Water Supply

The public water system has 3,200 connections and delivers appately 250 million gallons annually.

The water system in Pepperell is classified as a Treatment Grade 1 (1T) and Distribution Grade (2D) and
water operators are required to possess professional licenses to operate the system. With thepstart

of the new Greensands filtration facility at the Bemis well site, it is expected that the treatment Grade

will be upgraded to a Grade Il (2T) facility. Drinking water supply is supplied by fivepgaeked wells,

which have an average depth of sixty feet. Thélsware located at the end of Bemis Road, off Jersey

Street and off Emerson Circle, and the town is permitted by MassDEP to pump no more than 1.3 million
Irft2ya LISN RIego t SLIISNBf t Qa ¢ (S NITwa BoasieSpvip KI & |
stations send water from the Heald and Mason Stistetage tank4o the Townsend Street storage

GFry1Z 6KSNB LINBaadsaNBE Aa YFAYyGFrAYySR (2 adzZdXe oGS
protection.

In 2019, 400 water samples were tested for 60 contaminants to ensure that drinking water safety
standards are met. The water pumped from the Bemis Road well is treated with potassium hydroxide to
raise pH and make the water less corrosive to plumbingyltieg in lower copper and lead residuals.
Polyphosphate is added to sequester iron and manganese and assist in the control of lead and copper.
Bemis Road finished water is treated with sodium hypochlorite as a disinfectant. The water pumped
from the Emeson Circle well is directed through an aeration tower to reduce carbon dioxide levels,
which can cause corrosion, then potassium hydroxide is added to further adjust pH. Sodium
hypochlorite is then introduced to disinfect the final product.

5 Supervisory control and data acquisition (SCADA) is a system of softwarerdn@igaelements that allows
industrial organizations to:

Control industrial processes locally or at remote locations;

Monitor, gather, and process retime data;

Directly interact with devices such as sensors, valves, pumps, motors, and more usiragescdtvd
Record events into a log file.

=A =4 -4 =4
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Improvementgo the drinking water system are implemented on a regular basis, including the following
measures that were undertaken in 2019:
1 Continuation of a valve exercise program;
1 Installation of a design for a new Greensands Filtration facility at the Bemis Rdisgitevto
filter out iron and manganese. It is expected this system will be online in 2021.

The Water Department has also investigated operational and maintenance alternatives for the
Townsend Street storage tank directed at further improving overaiénguality.

The MassDEP Source Water Assessment and Protection Report for Pepperell recommends that the
Town do the following:

9 Continue to inspect protection Zone | regularly and, when feasible, remove aryaien
supply activities;

1 Educate residentsrohow they can help protect drinking water sources;

1 Work with emergency response teams to ensure that they are aware of stormwater drainage in
protection Zone Il and cooperate in responding to spills or accidents; and

1  Work with horse owners in the protecin zones to encourage the use of a National Resources
Conservation Service (NRCS) farm plan to protect water supplies.

The Water Division imposes a mandatory odd/even outdoor water ban each year from May 1st to
October 31st.

3. Transportation Network and Pulc Transit

While Pepperell is not directly served by a limited access hightiayreasonably proximate tBoute 3

via Routes 111 and 113, and access483 is available via Route 119. The community is served by a
regional transportation network comised of several modes, including automaobiles, buses, bicycles and
pedestrians. There are 87.39 centerline miles of roadway, includinguhwered state roadsRoutes

111, 113 and 119There are approximately 2@iles of arterial roadwajn Pepperell, comprising
approximately 3@ of the centerline mileim town. Collector roads are generally shorter than arterials
andcollecttrips from local roads and distribute them to arterialSollector roads make uga d all
centerline miles in &perell. There areapproximately 59miles of local eadway within the Town of
Pepperellaccountingfo67: 2 F GKS G246y Qa NRBIRgl& YAtSI3ISo

Pepperellies within the Lowell Regional Transit Authority (LRTA) service area. The LRTA is one of
sixteen regpnal transit authorities across Massachusetts dedicated to increasing the use of mass transit
In addition to Pepperelthe LRTA service area includes Acton, Billerica, Carlisle, ChelrDséardt;,
Dunstable, Gaton, Lowell, MaynardTewksbury, Townsein Tyngsborough and Westford. The LRTA

does not currently operate fixed route bus service in Pepperell.

ThePepperellCouncil on Aging provides senior demaedponse transportation serviagithin the
Town and to surrounding communities. Transportati®available five days a weekhe oneway fare
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for this service is $2.50 for an-iown trip and $3.50 for an oudf-town trip. A twoeday advanced
reservation is generally required. Long distance medical transportation is available to Pepperell
residerts through the Groton Council on Aging as part of a cooperative agreement between the two
communities.

MBTA regional commuter rail servicedndfrom Boston via the Lowell line évailableat the Gallagher
Terminalin Lowell. The Lowell lineservice onsists of twentytwo daily inbound trains operating

between 5:35 A.M and 12:10 A.M. Headways are 30 minutes during the peak travel periods, and
approximately hourly during other times of the day. In addition to Lowell, the train stops at North
Billerica Wilmington, Anderson, Mishaam, Winchester, Wedgemerand Medford and terminates at

North Station in BostonWeekend and holiday service consists of eight daily round trips between Lowell
and Boston.

The MBTA commuter rail service between Boston atuhPBiirg via the Fitchburg line is available at the
Ayer commuter rail station. Between Ayer and Boston, the train stops at eight locations in Littleton,
Acton, Concord, Lincoln, Weston, Waltham, Belmont and Cambridge. Heading west from Ayer, there
are canmuter rail stops in Shirley, Leominster and Fitchbdrge Fitchburg lineservice consists of
nineteendaily irbound trains operating between80A.M and10:35 P.M Headways arapproximately

30 minutes during the peak travel periods and Hgwturingother times of the day Weekend and

holiday service consists sévendaily round trips betweeftfritchburgand Boston.

The Nashua River Rail Traihy be utilized to acceshd Ayer Commuter Rail statiotiereby providng
an automobile-free commute betweenPepperelland Boston.Private bus service (Boston Express) to
Boston is available at thdassDOT parlandride lot located on Route 113 in Tyngsborougist east of
Route 3.
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. Affordable Housing Goals and Strategies

¢tKS ¢26yQa kifgEaniteehds Sevdlopeadia set of goals and strategies to assist the
Town in its efforts to develop affordable housing units in Pepperell. These goals and strategies build
upon the goals and strategies set forth in 2@142018 Affordable Housing Rioction Plarand the
recommendations in the draft Housing Chapter of the updated Master Plan. These goals and strategies
are in no particular order of priority, but should be implemented by the Town of Pepperell.

A. Housing Goals

1. Provide a variety of housing opportunities that serve all segments of the community, especially
those below 80% AMI

2. Ensure new housing developmntdn consistent with the rural, E——
residential and historic character of the town, and sustainak
use of natural resources.

3. Provide a range of housing, including rental, homeownersh
and other occupancy arrangements, if any, for families,

Figure 18: Commonwet of
al aal OKdzaSiiaQ
Development Principles

individuals, persns with special needs and for seniors. S EaLeie FevelE e AT
4. Adopt the Community Preservation Act (CPA) to support MixUses
affordable housing initiatives. 2. Advance Equity

5. Establish the Affordable Housing Trust (AHT) to consolidate
funds to support affordable housing activities.

6. Develop supportiveental housing of # bedroom units for 4. Protect Land and Ecosystems
very low income households, including seniors and disables
residents to enable them to age in place, as well as
congregate housing to act as transitional housing for 6. Expand Housing Opportunities
vulnerable populations (seniors, disabled, vetesan 7. ProvideTransportation Choice

7. Adopt an Inclusionary Zoning bylaw that makes all affordab
housing deed restrictions permanent, and contains a unit
threshold requiring that 25% of the units be affordable.

8. Ensure that affordable housing development in Pepperell 9. Promote Clean Energy
adherestothe Commbg S £ 6 KQa {dza Gl Ay
Principles gee Figure 18).

9. Update the zoning bylaw, development review processes a
permitting policies so they are clear and consistent.

3. Make Efficient Decisions

5. Use Natural Resources Wisely

8. Increase Job and Business
Opportunities

10. Plan Regionally
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B.

1.

Housing Strategies

Maintain Existing Housing and Expand Hous{Dpgportunities

a.
b.
c.

Restore the effort to achieve the 10% Affordable Housing Goal

Be proactive in monitoring and maintaining existing affordable housing units.

Coordinate the activities of the Affordable Housing Committee, Planning Bsalet;t Board

and Zoniig Board of Appeals to achieve consistency in the interpretation and administration
of affordable housing requirements.

Utilize the Pepperell Affordable Housing Committee to oversee the implementation of the
DHCBRapproved2021-2025 HousindgProduction Plaas a management tool to develop new
K2dzaAy3a 2L NIdzyAidGASa Ay YSSGAy3a (GKS ¢2s6yQa
Utilize the Pepperell Affordable Housing Committee, the Pepperell Housing Authority and
non-profit developers, such as the Coalition for atBeAcre, Common Ground

Development Corporation, Inc. and Habitat for Humanity to develop local affordable
housing development capacity.

Encourage raise or redevelopment of underutilized properties (e.g. historic, municipal,
blighted or vacant) as appropte and consistent with the housing goals and sustainable
development principles.

Examine the current bylaw related to tax title properties to see if they may be developed
into affordable housing, as appropriate and consistent with housing goals atairsable
development principles.

Document the specific needs of Pepperell veterans and construct affordable veterans
housing units that meet those needs. Organizations likevbrans Northeast Qutreach
Centerr YR (KS f20Ff SGSNIXyQa ! 3Syid OFly o6S O2ya
Examine opportunities available under the Chapter 40R Smart Growth Overlay District,
particularly under the Starter Homes program. Utilize other tools, such as Inclusionary
Zomy3d YR GaFNASYRte&¢ [/ KFELIGSNI nn. RS@St2LISyia
housing.

Monitor the level of affordable housing development under the Open Space Residential
Development Bylaw.

Work with State agencies and other stakeholders to developmiommes to provide

supported, supervised living arrangements to include congregate housing for veterans, and
disabled individuals with physical and mental disorders.

Utilize the Affordable Housing Trust (AHT) to partner with the Affordable Housing
Commitee, the MassHousing Partnership, and panofit developers to produce

neighborhood friendly affordable housing developments.

Policies, Programs and Services

a.

Evaluate and revise existing development regulations and guidelines for fairness and
efficiency through the development of an Affordable Housing Permitting Guide to assist
applicants in navigating the review process.
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b. Working in conjunction with the Plaimg Board Select BoardZoning Board of Appeals, and
other town committees and boards, build upon the approved zoning changes so as to
provide more affordable housing opportunities, such as through special permits for multi
family units, accessory apartmes, and retirement communities.

c. Develop an Inclusionary Housing Bylaw to encourage the development of new housing that
is affordable to low and moderatmcome households. Model Inclusionary Housing Bylaws
can be found athttp://www.mass.gov/envir/smart_growth_toolkit/bylaws/Bylaw.pdf

d. Examine the use of Community Preservation Funds to support affordable housing
development with a focus on the following programs aedvices:

i. Community education regarding affordable housing programs;
i. FrsthAYS K2YS 0dz2SNR& FaaAaadlyOS LINEINI Y
iii. Rental assistance;
iv. Renovation and sale of properties as affordable unit(s) from town tax lien
properties acquired;
v. Purchase of property for uses an affordable housing development;
vi. Provide betterment to donated buildings and/or land for use of affordable
housing; and
vii. Partnerships with private developers and public agencies for affordable
housing initiatives that address the housing needs of thmmunity.

e. Support legislative and/or regulatory reforms at the state level that recognize the efforts of
O2YYdzyAliASa fA1S tSLIISNBff (2 LINRBIFOGADSE & LIN
at 80-120% of the area median income (AMI), in addition toent efforts supporting
households earning below 80% of the AMI.

f. Encourage universal design principles in all housing development.

g. Adopt local selection preferences that are consistent with DHCD Affirmative Fair Housing
Marketing Plan (AFHMP) Guidelineslall applicable/ State and Federal laws/
regulations. The project will justify the extent of the local preference (ffecentage of
units proposed to be set aside for local preference), but in no event will a local preference
exceed 70% of the (afforb&e) units in a project.

1 Allowable Preference Categories
(1) Current residents: A household in which one or more members is living in the city or
town at the time of application. Documentation of residency should be provided, such as
rent receipts, ufity bills, street listing or voter registration listing.

(2) Municipal Employees: Employees of the municipality, such as teachers, janitors,

firefighters, police officers, librarians, or town hall employees.

(3) Employees of Local Businesses: Emplayklessinesses located in the municipality.

6nv | 2dzaSK2f Ra gAGK OKAftRNBY FGdSyRAy3a (GKS

Education
a. Provide affordable housing training and educational opportunities to local Board and
Committee members and staff, including the Affordable Housing Committee. These training
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4.

5.

opportunities could include updates on current policies to support affordableihguge.,
the Comprehensive Permit Guidelines) and any revisions to state law or regional
opportunities. This will allow boards and committees to provide guidance to the
development community to improve the quality of proposals and result in a more ebgpedi

permitting process.

b. Increase public awareness of and support for affordable housing through increased

outreach and public education.

c. Utilize resources available through the MassHousing Partnership and work with local
financial institutions and the Meimack Valley Housing Partnership (MVHP) to encourage

home ownership of affordable housing units.
d. Provide education programs on housing rehabilitation.

Funding

a. Pursue the purchase of units and provide a subsidizeddowyn on the purchase price to

gualified firsttime homebuyers.
b. 558t 2LJ t20Ff LI} NIGYSNEKA LA
(LIPi2 RS@St2L) aFNASYRf& nn.

€

g A GigtiveP®@Ht 2 LISNB
RS@St2LIYSyid LINe2a

c. Seek funding for a pilot project for the development of affordable housingabhieves

LEED certification.

d. Research federal and state grant opportunities for the enhancement of affordable housing
AyOf dzZRAY3IY 11504 | 2dzaAy3d TeddiminkyEcomomRSNI & o{ S
Development Assistance Corporatig@EDAC) arideighborworks Capit§NWC).

Regional Coordination

a. Participate in a Regional Housing Committee to create a Regional Housing Plan for the
Greater Lowell regiom and work with the towns of Ashby, Ayer, Groton and Townsend to

address common housing issues.

b. Work with nonprofit entities, such as th€ommon Ground Development Corporatj@n

subsidiary of Commuty Teamwork, Inc., the Coalition for a Better Acre, and Habitat for
Humanity to develop and manage affordable housing projects.
c. Collaborate with other communities to promote FifBime Homebuyer Program
opportunities in the region and state to make ekigthomes more affordable.
d wSaSINDOK FyR LINRY23GS C2NBOf2adzNB ! aaradalyosS
Homeowners Loan Program (EHLP) or Community Teamwork, Inc. to help homeowners
avoid foreclosure and maintain strong residential neighborhoods.
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[l. Housing Production Plan Implementation Requirements

A. Characteristics of Proposed Residential or Mixede Developments

TheSelect Boar@nd the Zoning Board of Appeals will consider the adoption of a Comprehensive Permit
Policy that reflects thexpectations of the Town for housing developed under Chapter 40B. By outlining
our expectations through the adoption of a Comprehensive Permit policy, we believe that the
development community will be able to produce the affordable housing that meetadkes of our
community. The components of a Comprehensive Permit Policinalilide the following elements

9 The Town will not limit a comprehensive permit submittal process for reasons of zoning districts
or geographic location.

1 The Town will be proactvin supporting affordable housing developments and the review of
such developments will include documentation of the potential impacts upon schools, water,
sewer, traffic, recreation, open space, community character and consistency with the
recommendatios in the updated Master Plan.

1 The Town will consider the future growth impacts on the community as identified ikl tlising
Production Plan for 2022015(HPP) and will work in partnership with private developers and
public agencies to ensure that the afflable housing initiatives are in the best interest of the
community.

1 The Town will consider a variety of affordable housing initiatives, including-faoitfy and
open space residential subdivisions (OSRD), accessory apartments, assisted liviag, faciliti
retirement communities, and other opportunities.

1 Preference for available affordable housing program opportunities will be given to Pepperell
residents and municipal employees, as specified under state regulations. Meeting the needs of
our community $ primary in our vision and plan for future housing growth and opportunities.

1 The Town will comply with all applicable federal and state housing policies and will continue to
meet the requirements of the Chapter 40B program.

B. Proposed Modifications to Zomig Districts to Create SHI Housing Units

As outlined in the Permitted Residential Uses by Zoning District, dargity development is permitted

by right in all residential zoning districts (RR, TR, RCR, SR and UiR)milaevelopments are only
permitted by right in the Urban Residence (UR) district and are permitted in the other residential zoning
districts through a special permit from the Planning Boavtiilti-family dwellings are permitted with a
special permit from the Planning Board in the Suburban Residence (SR) and Urban Residence (UR)
districts. These dwellings are also permitted in the Mixed Use Overlay District (MUOD), as described in
the Special Permits Section.

The 2020 Comprehensive Btar Plan recommends the adoption of an Inclusionary bylaw and
examining mixedise development in the Railroad Square and Hollis SBesbkline Street areas to
increase the supply of affordable housing. addition, the Town has identifielnumber of pivately-

owned and publichowned parcels of land (Tables 38 and 39) that might require zoning bylaw changes
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to permit any residential development other than sinddenily. It is anticipated that any changes to the
zoning bylaw will need to be presenteal Town Meeting for adoption. Where appropriate, it is
anticipated the Town will modify the zoning bylaw to support the creation foirdfble housing units
meet its housing production goals.

C. PrivatelyOwned Land with Potential for Affordable Haing

In meeting the DHCD requirement to identify potential affordable housing sites, the Pepperell
Affordable Housing Committee identified privateind publiclyowned parcels throughout the
community that could be developed for affordable housing infiitere. Numerous parcels were
identified and analyzed by current use, zoning, location and site characteristics. NMCOG staff
conducted site visits to identify the development limitations of the identified properties, which are
included under the charactistics/site constraints column of Table 38.

As shown below in Table 38, tweritye (25) privatelyowned sites were identified, which could

generate 106125 additional affordable housing units, depending upon the development constraints of
each individual property. This list of privatelywned landwith potential for affordable housing will help
guide the Town as it moves forward in addressing its affordable housing needs over the next five years.
As stated in the Policy and Regulatory Reform strategies section, the Town is committed to coagydinatin
the actions of the various boards and committees on the development of these parcels to meet the
open space and historic preservation goals of the Town as well. Map 1 in the Appendix shows the
location and distribution of the SHI and potential develomingites throughout the community, while

Maps 2 and 3 show the location of these parcels in relation to the current zoning and overlay districts.
Map 4 shows these parcels in relation to the water and sewer infrastructure.

Table6: Privatelyowned Parcels with Potential for Affordable Housing

Site Address| Acres | Current Use \ETe) Characteristics/ Site Zoning Zoning Bylaw
Block/Lot Constraints District Amendment
(Y/N)

12 Bancroft 64.91 | Front portion is 33500 Vacant land is flat with a TR N
Street ahorse farm. limited number of wetlands.
(South Wind Back portion is Would need access road for
Farm) vacant land. the property.
19 Chestnut 2.427 | Vacant lot 13-98-0 Flat and wooded lot. RR N
Street*
21 Chestnut 2.417 | Vacant lot 13981 Flat and wooded lot with RR N
Street* some wetlands.
27 Chestnut 3.837 | Vacant lot 13990 Landlocked parcel with RR N
Street* wetlands.
122 Chestnut 2.052 | Undeveloped 12-5-0 Flat, wooded lot with RR N
Street* lot extensive wetlands. Combine

with 122A Chestnut Street
122A Chestnut| 4.8 Undeveloped 12-6-0 Combine with 122 Chestnut RR N
Street* lot in the rear Street. Landlocked parcel

with limited wetlands.
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Table76 O 2 y Brigakerowned Parcels with Potential foAffordable Housing

Characteristics/ Site
Constraints

Zoning
District

Zoning Bylaw
Amendment
(Y/N)

Site Address| Acres | Current Use Map/
Block/Lot

52B Dow
Street

Off Dow Steet

Off Dow Steet

Off Dow Steet

64 Groton
Street*

2-26 Herget
Drive

33-35 Hollis
Street*

85 Hollis
Street*

128 Main
Street

113 Mt.
Lebanon
Street*
128148
Nashua Bad

135 Nashua
Road

139 Nashua
Road

141-163
Nashua Bad

150 Nashua
Road

17.3

14.7

9.54

0.63

13.19

1.03

3.828

9.36

2.007

25.8

4.3

51

49.06

40.78

Undevelopable
Residential
Land

Undevelopable
Residential
Land
Undevelopable
Residential
Land
Undevelopable
Residential
Land
Multi-family
apartment

Apartments
with More than
Eight Units

Singlefamily
house with
land

Vacant lot

Developable
Industrial Land

Vacant lot

Single Family
Residential

Potentially
Developable
Residential
Land
Potentially
Developable
Residential
Land
Unknown

Mixed Use
(Primarily
Residential,
some
Recreation)

5-4-0

5-20-0

6-18-2

26-172-0

29130

22-30-0

15-86-0

26-32-0

38-30-2

11-1-0

11-490

11-51-0

6-20-0

6-18-0
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Part of Dow Street and RCR
Nashua Road properties. Nc

accessible.

Part of Dow Street and RCR
Nashua Road properties. Nc
accessible.

Part of Dow Street and
Nashua Road properties. Nc
accessible.

Part of Dow Street and
Nashua Road properties. Nc¢
accessible.

Owner interested in selling
property ¢ could be usedor
affordable housing.

Three multifamily (12 units
each)apartment buildings
with large, flat open lots in
between.

Approved for three lots in the
past that expired. Limited
constraints.

Located north of child care
facility. Would share
driveway.

FormerPepperell Paper Mill I
site. Buildings have been MUOD
demolished. Overlay
Long and very narrow lot. TR
Partially wooded with
vegetation.

Borders Nissitissit Lane and
Nashwa Road. Access was
limited.

Undeveloped land between
and behind 133 and 137
Nashua Road.

RCR

RCR

SR

SR

UR

RCR

RCR

RCR

Undeveloped land behind RCR

137 Nashua Road.

Flat and predominantly
wooded lot tied to 165
Nashua Road.

Old run down barn on the
property. Abuts other
properties on Dow Street.

RCR



Table8 6 O 2 y Rrigakekrowned Parcels with Potential for Affordable Housing

Site Address| Acres | Current Use Map/ Characteristics/ Site Zoning Zoning Bylaw
Block/Lot Constraints District Amendment
(Y/N)
28 River Road* 1.837 | Vacant lot 24-790 Flat lot, but may be prone to TR N
flooding.
154158 South | 22.69 | Vacant lot 36-21-2 Long rectangular shaped lot UR N
Road* with little road frontage.
Prone to flooding.
181B South 1.837 | Vacant lot 32-63-2 Prone to flooding with UR N
Road* wetlands.
44 Townsend 5.88 | Apartment 20-64-0 Proposal for additional TR N
Street* building with apartment building denied by
extra land ZBAdue to density.

Zoning Districts RR; Rural Residence; TRTown Residence; RGRecreational Residence; §Buburban
Residence; URUrban Residence; €Commercial; andd Industrial. Overlay Districts MUOD¢ Mixed-Use; S[2,
Sewer District; WRPOLR Water Resource Protection; WC@QWireless Communications.

D. PubliclyOwned Parcels with Potential for Affordable Housing

The Affordable Housing Committee has been able to identify nine (9) pubicigd potential housing
sites that could provide 8210 additional affordable housing units to the SHI Inventory. The sites
outlined in Table 39 on the next two pages have various constraints to being developed, including
wetlands, slope of the land, size constraints and limdedess. In addition to the tax title properties
identified in Table 39, the Town is committed to evaluating additional tax title parcels and any future
land use changes on Tovenvned land to assess the potential for affordable housing development.
Map 1in the Appendix shows the location and distribution of the SHI and potential development sites
throughout the community, while Maps 2 and 3 show the location of these parcels in relation to the
current zoning and overlay districts. Map 4 shows thesegisiin relation to the water and sewer
infrastructure.

Table9: Publiclyowned Parcels with Potential for Affordable Housing

ZoningBylaw
Map/ Characteristics/ Site Zoning | Amendment
Site Address| Acres | Current Use Block/Lot Constraints District (Y/IN)

33 Chace 77.91 | Nissitissit 22-4-0 Property includes a large
Awenue Middle School wooded area with a small
athletic fields portion of wetlands. Lot is
and vacant lot flat and dry.
45 Main 2.6 | Fitzpatrick 231470 | Contains building and pavec TR N
Steet School areas. Included with parcels
20-48-0 and 23150-0 below.
Off Main 13 | Wing of the 20-48-0 | Largest of three properties, TR N
Street Fitzpatrick but also wettest and least
School and open. Also includes dry
playground woods anda swamp area
(riverfront).
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Table106 O 2 y BubliBybwned Parcels with Potential for Affordable Housing

Zoning Bylaw
Zoning | Amendment
District (Y/N)

Characteristics/ Site
Constraints

T
Site Address| Acres | Current Use Block/Lot

37 Nashua 5.34 | Senior Center | 2522-1 | Left side of parcel could be N
Road* land available for affordable
units.
108A Nashua 2.7 | Taxtitle 11-23-0 | Elevation and potential N
Road* property access issues from Sharon
land.
90 Park 5.12 | Vacantlot, tax | 9-1350 | Narrow opening onto Park N
Steet title property Street but widens into a
larger rectangular parcel
behind 92 and 94 Park
Street.
0 River Rad 3.4 | School parking 231500 &[ ¢ aKIlF LIJISR LM N
lot and wetlands on 50% of the
playground property. An active
riverfront runs through the
property.
137 South 4.83 | Vacant, Tax 37-73-0 | Undevelopedandbordering N
Road Title/Treasurer 139 South Road to the west
and asinglefamily residence
to the east. Elevation rises
before leveling off tavards
the center of the parcel
Large wetland areas and a
swamp comprise the rear
half of the parcel.
139 South 3.33 | VacantlotTax | 37-74-0 | BordersJehovah Witness N

Road

Title property

Church to the west and 137
South Road to the east.
Similar terrain as 137 South
Road, but not as large a
wetlands or swamp area.

Zoning Districts RR; Rural Residence; TRrown Residence; RGRecreational Residence; 8Buburban
Residence; URUrban Residence; €Commercial; andd Industrial. Overlay Districts MUODc Mixed-Use; S[2,
Sewer District; WRPQ@Water Resource Protection; WCQMWVireless Communications.
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E Participation in Regional Collaboration that Address Housing Development
Pepperell will investigate the following opportunities to participate in regional initiatives to develop
affordable housing in the Greater Lowell region:
1 Invedigate the resources availabtirough Common Ground Development Corporation, Inc.,
the non-profit development arm of Community Teamwork, Inc., the Coalition for a Better Acre
(CBA) and Habitat for Humanity;
1  Work with the Northern Middlesex Council @bvernments (NMCOG), local communities and
housing entities in the Greater Lowell region to develop a Regional Housing Plan; and
9 Continue to research opportunities to implement development strategies outlined in the
Greater Lowell Regional Strategic Plan.
1 Work collaboratively with the surrounding communities of Ayer, Groton, Shirley and Townsend
on common housing issues and projects that benefit Pepperell.
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Appendix: Maps
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